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I. Proposal Description  

 

The applicant is proposing to rezone a single parcel located at 3002 139th Ave SE (the 

Property) from Office Limited Business (OLB) to Eastgate Transit Oriented Development 

(EG-TOD).  The proposal also seeks clarification and/or modification regarding the 

applicability of Concomitant Zoning Agreements associated with the Property.   

 

The Bellevue City Council changed the Comprehensive Plan designation for the Property 

from OLB to OLB/EG-TOD on July 29, 2015, through the enactment of Ordinance 6250 

(Attachment 1). The rezone is consistent with the Comprehensive Plan designation and is 

warranted because of a need for additional transit oriented development, including 

multifamily residential development, within the proposed land use district classification. The 

proposed zoning classification is appropriate in order to allow reasonable development of 

the subject property.   

 

Required Land Use Approvals 

Rezones are Process Ill decisions (LUC 20.35.300 et seq.), which are quasi-judicial 

decisions made by the City Council. The Director makes a recommendation to the Hearing 

Examiner for approval, approval with conditions, or denial based on the applicable Land Use 

Code decision criteria. Included in the rezone application is a request for clarification and/or 

modification of Concomitant Zoning Agreements (CZAs) associated with the Property as 

allowed per Land Use Code (LUC) LUC 20.30A.120. This Staff Report contains the 

Director's recommendation to the Hearing Examiner concerning this rezone proposal. A 

discussion of the decision criteria and decision criteria compliance is in Section VIII. 

 

Consistent with Process III, the Hearing Examiner holds a public hearing and takes 

testimony from the public on the Director's recommendation. Following the public hearing, 

the Hearing Examiner recommends to the City Council approval, approval with conditions, 

or denial based on whether the proposal complies with the applicable decision criteria by a 

preponderance of the evidence. The City Council makes a final decision based on the record 

established by the Hearing Examiner. 

 

II. Site Description, Legislative and Permit History, Zoning, and Land Use 

Context 

 

A. Site Description 

 
The subject site is approximately 7.2 acres and is within the Eastgate subarea of the 

Comprehensive Plan. The site is located north of SE 32nd Street.  Access to the site is 

via SE 32nd Street, a public roadway.  Currently, the site is undeveloped except for 

retaining walls and a gravel driveway located in the southern area of the site.  The 

topography in the southern area of the Property slopes significantly downward from east 

to west. Steep slopes are present in the western portion of this area. The vegetation 

within the disturbed area is grass and shrubs.  The remainder of the site is heavily 

vegetated with trees and shrubs.  The northern area of the Property has a mapped type 
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N stream, a Category-II wetland, as well as potential unmapped and untyped streams.  

Steep slopes are located in multiple locations on site.  No development or disturbance 

of the property is associated with this rezone.  Any proposal for the redevelopment of 

the property will require a full analysis of critical areas and habitat within the site.   

 

Figure 1 (Vicinity Map/Aerial Map) 

 
 

B. Concomitant Zoning Agreement and Permit History  

 
On or around June 5, 1989, Ordinance 4010 (attachment 2) rezoned an 82.36-acre area 

in the City of Bellevue’s (the “City’s”) Eastgate area, including the Property, from R-10/C, 

R-30/C, and CB/C to OLB and R-10 with conditions (File No. REZ 88-2659). The 

rezoning laid the groundwork for the development of the Sunset Ridge I-90 Corporate 

Center (“Sunset Ridge”), pursuant to a Master Plan and phased development. The 

Master Plan implemented the development described in the File No. REZ 88-2659. 

 

The Master Plan for the Sunset Ridge development consisted of “five office buildings 

containing a total of 750,000 square feet of office space with associated parking for 

approximately 3,000 vehicles, 310 residential dwelling units with associated parking for 

approximately 500 vehicles, and a public park, located on an 82.36-acre site.” Phase I 

ADR (DRMAJ 89-8575).  

 

The Master Plan for Sunset Ridge included three phases of development: 
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• Phase I (DRMAJ 89-8575) (the “Phase I ADR”): “Construction of two office 

buildings totaling 311,400 SF and parking for 1,083 vehicles, on 12.23 acres.” 

• Phase II (DRMAJ 90-820) (the “Phase II ADR): “Construction of 310 attached 

residential dwelling units on 42.14 acres.” 

• Phase III (DRMAJ-90-554): “Development of three office buildings totaling 

454,273 SF and parking for 1576 vehicles on 27.99 acres.” 

 

Within the Phase II residential construction phase for Sunset Ridge, there were two (2) 

separate subphases of residential construction. The initial residential construction 

included seventy-one (71) housing units, and the additional residential construction by 

Phase II included construction of the remaining two-hundred and thirty-nine (239) 

housing units on 42.14 acres.   

 

Concomitant Zoning Agreement 14463 (CZA 14463) (Attachment 5), dated June 6, 

1989, was included as an attachment to Ordinance 4010 (Attachment 2).   The CZA was 

subsequently amended on June 29, 1993 (CZA 19271) (Attachment 6) and November 

11, 1995 (CZA 22416) (Attachment 7).  The Phase II residential construction associated 

with the Sunset Ridge project is described in detail in CZA 22416.  The applicable 

conditions of the CZA’s and proposed amendments are discussed in further detail in 

Section VIII.  See Figure 3 below for a map of the Property and boundaries of the CZA. 

 

Figure 2 (Property and CZA boundaries) 
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C. Comprehensive Plan Designation  

In 2010, the City Council initiated a review of the Eastgate/I-90 corridor to evaluate 

alternatives for building on the area’s assets to enhance accessibility, visibility, and job 

diversity in order to maintain vitality in this key employment area. For approximately 18 

months, an appointed Citizen Advisory Committee (CAC) worked to define and review 

land use and transportation alternatives and to establish a vision for the corridor. The 

Council accepted the CAC’s vision in 2012 and authorized the Planning Commission to 

implement the CAC vision shortly thereafter. In fall of 2013, the Planning Commission 

began working on implementation of the Eastgate/I-90 Land Use and Transportation 

Project. This work included review of the Richards Valley, Factoria, and Eastgate 

subarea plans, and evaluated the Comprehensive Land Use Plan map for amendments 

consistent with the Eastgate/I-90 vision. 

 

Due to the geographical extent of the area subject to, and the complexity of the 

concomitant agreements, this property received a Comprehensive Plan designation 

change from Office Limited Business (OLB) to Eastgate Transit-Oriented Development 

(EG-TOD) / Office Limited Business (OLB)OLB in 2015 as part of the Eastgate 

Implementation.  The property has a Comprehensive Plan Designation of Office Limited 

Business/Eastgate Transit Oriented Development (OLB/EG-TOD).  Notice of the 

Eastgate Implementation was included in the 10-year update Comprehensive Plan 

Amendment published in the Weekly Permit Bulletin on April 11, 2013.  Notice of the 

Public Hearing before the Planning Commission, Staff Recommendation, and SEPA 

Determination was published on February 12, 2015.  On August 3, 2015, the City Council 

adopted the proposed amendment to the Comprehensive Plan (Ordinance 6250) 

Attachment 1). The clarification to and modification of the existing concomitant 

agreements was envisioned when the CPA was adopted. 

 

Figure 3 (Comprehensive Plan Map) 
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D. Zoning, and Land Use Context 

 

The Property is currently zoned Office Limited Business (OLB) land use district.  The 

Property also contains a Transition Area Overlay District. The surrounding zoning and 

land uses are as follows: 

 

▪ West:  OLB – Office Buildings 
▪ South:  EG-TOD – Sound Transit Eastgate Park and Ride  
▪ East:  OLB –  Multi-family Townhomes 

               Bellevue Community College 
▪ North:  R-10 – Open Space 

 
Figure 4 (Zoning Map) 

 
 

Adjacent Land Use Context: Office development borders the Property to the west.  The 

Sound Transit Eastgate Park and Ride borders the Property to the south.  Multi-family 

townhomes border the Property to the east.  Bellevue College is located further east.  

Undeveloped multi-family zoned (R-10) area borders the Property to the north.  See 

Figures 2 and 4 for adjacent uses and zoning. 

 

III. Consistency with Land Use Code Requirements: 

 

A. General Provisions of Land Use Code 

1. Dimensional Requirements   

While no redevelopment is proposed or approved under this rezone application, 

the site was reviewed for conformance with the general provisions of the Land 

Use Code.  A general listing of applicable Land Use Code elements, most 

footnotes not included, for Office and Limited Business (existing), and Eastgate 
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Transit Oriented Development (proposed) land use districts is provided below: 

 

Zoning 
Office and Limited 

Business 
 (existing) 

Eastgate Transit Oriented 
Development 
 (proposed) 

ITEM 
REQUIRED/ 
ALLOWED 

REQUIRED/ 
ALLOWED 

Minimum Setback of 
Structures 

 

Front – 50’ 
Rear – 50’ 
Side – 30’ 

2 Sides – 60’ 

Front – 0 
Rear – 5’ 
Side – 5’ 

2 Sides (n/a)  

Floor Area Ratio (FAR) .5 2* 

Minimum Lot Area 2 Acres n/a 

Dwelling Units per Acre 
 

30 n/a 

Maximum Building Height 45’ 

may be increased 1 story, 

not to exceed 15 feet, 

w/ basement parking 

160’ 

Lot Coverage 
 

35% 35% (*) 

Maximum Impervious 
Surface 

60% 
 

60% 
 

Alternative Maximum 
Impervious Surface 

 

80% 80% 

Maximum Hard Surface 
Coverage 

 

85% 85% 

 

* Lot coverage is calculated after subtracting all critical areas and stream critical area 

buffers; provided, that coal mine hazards (LUC 20.25H.130) and habitat associated with 

species of local importance (LUC 20.25H.150) shall not be subtracted. 

 
As shown in the table above, there are differences in the dimensional standards between 

the existing zoning designation Office and Limited Business, and the proposed zoning 

designation of Eastgate – Transit Oriented Development particularly FAR and building 

height.  The increase in FAR is mitigated by the limitations of lot coverage due to the 

extent of critical areas and stream buffers on the property.  No amendments or 

modifications to the applicable CZA provisions regarding Office use are requested or 

recommended in connection with this rezone, and, therefore, Office use will not be 

permitted on the subject property.  Impacts of increased building height will be lessened 

by the change in grade compared to surrounding residential development and existing 

tree canopy.   

 

Within the OLB zoning district (existing), Transition Area Design District standards apply 

to the portion of the Property within 150 feet of the R-10 zoning district located north of 

https://bellevue.municipal.codes/LUC/20.50.046__dfba89a600b608b2b724efe1f06f599a
https://bellevue.municipal.codes/LUC/20.50.012__8b27b7a569da37a1fe0ba96b6aa0d12c
https://bellevue.municipal.codes/LUC/20.25H.130
https://bellevue.municipal.codes/LUC/20.25H.150
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the Property.  Per LUC 20.25B.010.A.2, Transition Area Design District standards do 

not apply to EG-TOD zoning districts (proposed).  Due to the lack of access and 

presence of Critical Areas, any future development within the area currently zoned OLB 

and subject to Transition Area Design District Standards is unlikely and limited except 

for allowed activities where no feasible alternative exists or through a Critical Areas 

Report. 

 

IV. Public Notice and Comment 

 

Application Date: November 13, 2018 

Public Notice (500 feet):  December 13, 2018 

Public Meeting Date: January 15, 2019 

Minimum Comment Period: January 22, 2019 

 

The Notice of Application for this project was published in the City of Bellevue weekly permit 

bulletin on December 13, 2018. It was mailed to property owners within 500 feet of the 

project site.  A public meeting was held at Bellevue City Hall on January 15, 2019.  

Comments were received during the review of the project concerning transportation impacts.  

A summary of the comments and staff responses are addressed below:  

 

Comments regarding transportation impacts related to the construction of future 

development:   

 

This application is for a non-project-related rezone.  The rezone proposal is within the same 

scope as the previously approved CPA for the Property. Any future development will go 

through the Design Review Process and SEPA project-level review.  Additional SEPA 

review of transportation impacts will be part of the project-level review of future 

development. 

 

Comments expressing concern with existing traffic conditions, and the potential 

traffic impacts of the project:   

 

At the request of the City, the applicant submitted a Traffic Analysis Memorandum by the 

Transpogroup, dated February 2, 2020 (Attachment 9).  The memorandum analyzed 

proposed impacts to four intersections and determined the proposed rezone would not be 

expected to result in a degradation of service.  Any proposal for the site will require Design 

Review and SEPA review.  Transportation impacts and mitigation for any specific 

development proposed for the site will be determined based on the Transportation Impact 

Analysis that will be prepared at the time of project-level development review.  Further 

discussion of the Transportation impacts and analysis of the memorandum can be found in 

Section V.B. 
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V. Summary of Technical Reviews 

 

A. Utility Department 

Utilities Department technical staff has reviewed the proposed rezone for water, sewer, 
and drainage capacity concerns. 
 
Water: 
No impacts from the rezone are expected. Future project/development-related impacts 
will be mitigated at that time. 
 
Waste Water: 
No impacts from the rezone are expected.  This parcel will be required to contribute to 
downstream sewer capacity improvements or construct them as a part a future proposed 
project. 
 
Drainage: 
No impacts from the rezone are expected.  Any future project and development will have 
to mitigate for stream & slope impacts at that time.   
 

B. Transportation Department  

 
The applicant is proposing to rezone the Property from the OLB designation to the EG-
TOD designation, and allow the site to be developed for multi-family residential use.  The 
Property is situated on SE 32nd Street between 140th Avenue NE and 142nd Avenue 
NE and is accessed from the Property frontage on SE 32nd Street.  The Eastgate Transit 
Center is directly south of the site across SE 32nd Street. 
 
A traffic analysis dated February 5, 2020, was prepared by Transpo Group to estimate 
the potential impacts of the rezone.  This analysis evaluated the potential vehicle traffic 
operations associated with the rezone using methodology consistent with the recent 
Eastgate Transportation Study prepared for the area.  For the study, a 250 unit multi-
family development was analyzed. 
 
The vehicle traffic analysis looked at 4 intersections and two travel corridors in the 
project vicinity with respect to the 2035 Volume to Capacity Level of Service (V/C LOS), 
the 2035 PM Peak Hour Level of Service (LOS), and the 2035 average vehicle corridor 
speed using Synchro and VISSIM traffic modeling and including the City’s planned 
transportation projects from the Eastgate Transportation Study.  The analysis concluded 
that that the rezone would result in almost no changes to the V/C LOS and LOS at the 
intersections compared to the baseline, and would not be expected to result in a 
degradation of service.  With the rezone, the corridor speeds would be expected to see 
minor changes from the baseline speeds in several areas with the largest reduction on 
the northbound 148th Avenue SE corridor between SE 24th Street and SE Newport 
Way.   
 
The pedestrian, bicycle, and transit modes of travel would have adequate facilities to 
serve the needs of the rezone within the study area, and the several planned projects in 
the area would serve to improve these modes of travel. 
 
Based on this analysis, the rezone would not result in transportation impacts requiring 
mitigation considering the current development standards and planned improvements in 
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the vicinity of the project.   Potential impacts and mitigation for any specific development 
proposed for the site will be determined based on the Transportation Impact Analysis 
that will be prepared at the time of development approval.   

 

VI. State Environmental Policy Act (SEPA) 

 

A non-project SEPA final threshold determination was previously issued for the site under 

the associated Comprehensive Plan Amendment, File number 12-127970-AC, on February 

12, 2015 (Attachment 3).  The CPA amended the Comprehensive Plan designation on the 

site from OLB to OLB/EG-TOD. 

 

The Environmental Coordinator for the City of Bellevue determined at the time that the CPA 

would not result in any probable, significant adverse environmental impacts, and a 

Determination of Non-significance (DNS) was issued on February 12, 2015. The current 

rezone proposal is the same proposal previously evaluated; there is no new information, 

regulatory changes, or changes to the proposal that would require additional review of 

potential environmental impacts.  Therefore, the SEPA determination of the CPA is being 

adopted by the Environmental Coordinator consistent with WAC 197-11-600(4)(a).  A copy 

of the prior SEPA documentation is available for review in the project file. Project-level 

environmental review will be completed during the review of any redevelopment. 

 

VII. Decision Criteria 

 

A. Rezone Decision Criteria 20.30A 

The Director may approve or approve with modifications an application for a 
Rezone if the decision criteria listed in LUC Section 20.30A.140 can be met. 
 

1. The rezone is consistent with the Comprehensive Plan;  

 

The site is located within the Eastgate Subarea described within the City's 

Comprehensive Plan. 

 

Following is a summary of relevant Comprehensive Plan policies. 

 

Land Use Element Policies: 

 

LU-21. Support development of compact, livable and walkable mixed use 

centers in Bel Red, Eastgate, Factoria, Wilburton and Crossroads. 

 

LU-28.1 Provide for a mix of housing, office, service and retail uses in a compact 

walkable development pattern that optimizes the benefits of transit investment in 

Bellevue’s transit-oriented development areas. 

 

LU-28.3 Ensure that transit-oriented land use and development is responsive to 

the type of transit facilities and services provided and the context of surrounding 

area.     
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Finding: The proposal is consistent with the Land Use Element Policies, including those 

listed above. The proposed rezone supports the City's Comprehensive Plan vision and 

Eastgate Subarea policies to concentrate growth in urban nodes adjacent to transit. The 

proposed rezone will help the City meet its growth and employment targets. The 

proposed rezone will provide an opportunity for transit-oriented development, including 

multifamily residential and housing development, consistent with the City’s growth 

targets. 

 

Eastgate Subarea Policies: 

 

S-EG-1: Focus Eastgate growth into a mixed use center adjacent to the Eastgate 

Transit Center with greater height and intensity than the surrounding area. 

 

S-EG-10: Multifamily housing may be appropriate to separate office and retail 

land uses from single-family neighborhoods or as a part of mixed use 

developments where there is close proximity to transit or neighborhood-serving 

commercial uses, with a special emphasis on meeting the housing needs of 

Bellevue College. 

 

S-EG-38: Retain sufficient vegetation on the eastern side of the Sunset property 

to visually buffer Bellevue Community College. 

 

S-EG-41: Rezone master planned areas in District 2 to be consistent with the 

underlying Land Use designation and implement the Eastgate Land Use and 

Transportation project vision when existing concomitant agreements affecting 

the site are renegotiated or repealed and upon approval of a new Master 

Development Plan. 

 

Discussion: Large master planned projects in Eastgate are subject to 

Master Plan/ Design Review requirements and conditions associated 

with concomitant zoning agreements that may prevent implementation of 

zoning consistent with the Eastgate Land Use and Transportation Project 

vision. Portions of the Sunset Corporate campus, subject to concomitant 

agreement 14463 and the area generally associated with the I90 

Corporate Campus, subject to concomitant agreements 6015, 11390, 

and 33217 should only be rezoned when the existing concomitant 

agreements are renegotiated or repealed. 

 

Finding: The proposal is consistent with the Eastgate Subarea Plan by encouraging 

redevelopment and revitalization of an existing site to allow for increased housing and 

focused growth adjacent to the Eastgate Transit Center and in close proximity to 

Bellevue College.  The retention of trees within the southeastern area of the site in close 

proximity to Bellevue College will be preserved as part of the modified Native Growth 

Protection Easement.  The clarification to and modification of the existing concomitant 
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agreements was envisioned when the CPA was adopted. See discussion in Section VIII 

for discussion of proposed modfications to the CZAs.  

 

2. The rezone bears a substantial relation to the public health, safety, or welfare; and 

 

Finding: The rezone proposal promotes the public health, safety, and welfare by 

building on the employment and office center success anticipated with future 

redevelopment of the Eastgate corridor. The proposal enhances the public health, 

safety, and welfare of the City by creating opportunities for residential development in 

the corridor, to add vibrancy to the area, provide housing in proximity to Bellevue College 

and places of work, benefit from existing transit service, and support nearby retail uses. 

Public health, safety, and welfare will be well-served by providing opportunities for 

increased residential development consistent with the City’s growth targets, including 

the balance between housing and jobs, in urban areas that are served by transit service.  

Future development of the Property will be required to comply with the development 

standards for the EG-TOD land use district in place at the time of the development 

request. 

 

The Applicant’s request to remove, deem inapplicable, and/or clarify certain conditions 

in the CZA as they relate to the Property bears a substantial relation to the public health 

and welfare as well. Facilitating the appropriate development of the Property consistent 

with the City’s vision for transit-oriented development in Eastgate will have a positive 

impact on public health and welfare. The public health benefits include enhanced 

walkability for residents to adjacent employment centers, and existing/future transit. The 

public welfare will be enhanced by the envisioned introduction of new housing stock in 

the City to meet growing residential demand, the addition of new housing to serve City 

institutions such as Bellevue College, and maximizing the efficient use of undeveloped 

land in an already-developed area.  As discussed above, the potential creation of new 

multifamily residential housing in the City is consistent with and furthers the City’s growth 

targets, including the balance between housing and jobs within transit-oriented districts 

in the City. 

 

3. The rezone is warranted in order to achieve consistency with the Comprehensive 

Plan or because of a need for additional property in the proposed land use district 

classification or because the proposed zoning classification is appropriate for 

reasonable development of the subject property; and 

 

Finding:  This rezone is warranted because of a need for additional property in the 

proposed land use district classification and because the proposed zoning classification 

is appropriate for reasonable development of the subject property. In August 2015, the 

City Council amended the Comprehensive Plan designation and District Map to provide 

opportunities for residential development in the corridor, to add vibrancy to the area, 

provide housing in proximity to Bellevue College and places of work, and support nearby 

retail uses. Rezoning the Property to EG-TOD is consistent with GMA goals encouraging 

development in urban centers and the Comprehensive Plan's vision for this area. 
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The Applicant’s request to remove, or deem inapplicable, certain conditions in the CZA 

is warranted to achieve consistency with the Comprehensive Plan. The land use 

designation of the Property is “OLB/EG-TOD,” which indicates the City’s determination 

of the appropriateness of the Property for transit-oriented development. Removing 

certain outdated and overly restrictive conditions will allow the Property to be developed 

in maximum consistency with its underlying TOD land use designation. The modification 

of the existing concomitant agreements was envisioned when the Comprehensive Plan 

Amendment was adopted. 

 

4. The rezone will not be materially detrimental to uses or property in the immediate 

vicinity of the subject property; and 

 

Finding:  Any development proposed under the EG-TOD zoning designation that 

complies with applicable EG-TOD development regulations, and critical areas 

regulations will be consistent and compatible with the surrounding uses.  The rezone will 

provide an opportunity for redevelopment of this Property consistent with the EG-TOD 

designation and will allow for appropriate increased development intensity to meet 

demand for continued housing and TOD development.  The Comprehensive Plan 

supports development within walking distance to transit as part of the City of Bellevue's 

overall vision. 

 

The proposed rezone will not affect any existing onsite development of the surrounding 

parcels. The development requirements of the EG-TOD, and Critical Areas Overlay 

District will limit direct impacts to neighboring multifamily and office development.   

 

The Applicant’s request to remove, deem inapplicable, and/or clarify certain conditions 

in the CZA will not be materially detrimental to uses or property in the immediate vicinity 

of the Property. Developing the Property consistently with the EG-TOD regulations will 

have a positive impact on nearby uses including the existing office development, 

Bellevue College, and the transit center. 

 

The rezone will not be materially detrimental to the surrounding uses and is consistent 

with the Eastgate Subarea. The rezone achieves many of the City's Comprehensive 

Plan goals and policies as described in this Staff Report. 

 

5. The rezone has merit and value for the community as a whole. 

 

Finding:  The rezone will promote redevelopment and revitalization of an existing site 

and provide increased housing opportunities in close proximity to Bellevue College, and 

the Eastgate Transit Center. The rezone will provide an opportunity for increased 

housing stock and will help address the housing and jobs balance envisioned by the 

City’s long-term planning. 
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VIII. Proposed Modifications to and Clarifications of Concomitant Zoning 

Agreements Associated with the Property. 

 

The applicant proposes to amend, clarify, and/or modify certain provisions in the 

Concomitant Zoning Agreements (CZAs) associated with the Property as allowed as part of 

the Rezone process. LUC 20.30A.120. 

 

As explained above, Ordinance 4010, rezoned an 82.36-acre area in the Eastgate area, 

including the Property, from R-10/C, R-30/C, and CB/C to OLB and R-10 with conditions 

(File No. REZ 88-2659).   CZA 14633 (Attachment 5), dated June 6, 1989, was included as 

an attachment to Ordinance 4010.   The CZA was subsequently amended on June 29, 1993 

by CZA 19271 (Attachment 6) and November 11, 1995 by CZA 22416 (Attachment 7).   

 

The applicant seeks clarification and/or modification to several CZA conditions for the 

Property.  However, the CZA conditions will remain in place and in force for other properties 

located within the 82.35-acre area. The applicable conditions of the CZA’s, proposed 

modifications, and staff recommendations are discussed below.  Note, the CZA’s express 

references to “the property” are the 82.36-acres of area at time of the original CZA, which 

includes but is not limited to the 7.2-acre Property that is the subject of this specific rezone 

application. 

 

1. Condition #1. Development of office, ancillary retail, restaurant and other such 

uses on the OLB zoned portion of the site (the southern 44.67 acres of the 

property) shall not exceed 750,000 gross square feet and in no case shall the 

combination of uses on the OLB portion of the property generate peak p.m. trips 

exceeding the number of trips generated by 750,000 gross square feet of office 

space. 

 

Staff Recommendation:  A review of the past issued permits demonstrate that 

Condition 1 has not been applied to residential development.  The Sunset Ridge 

development, Phase III, permit number DRMAJ-90-554, made a clear distinction 

between office and ancillary uses and residential uses when discussing the 750,000 

gross square footage limit.  As stated on pages 18 and 19 of the staff report for the 

Phase III development:   

 

“The proposed Phase II development (File No. CUDN-90-824) would locate 

49 dwelling units in the OLB zone, as part of the upper south neighborhood.  

This proposal is not precluded by this condition as residential use is not 

‘office, ancillary retail, and other such uses.’”   

 

City staff recognized and supports the prior staff conclusion that the 750,000 gross 

square foot limit is related to office and ancillary uses and does not preclude residential 

development.   
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As discussed in Section V.B, the applicant submitted a traffic analysis prepared by 

Transpo Group, dated February 5, 2020.  For the purpose of the analysis, a 250-unit 

mid-rise multifamily project was assumed.  The analysis concluded that that the rezone 

would result in almost no changes to the V/C LOS and LOS at the intersections 

compared to the baseline, and would not be expected to result in a degradation of 

service.  The analysis also concluded that “additional capacity would exist in the systems 

should trips increase.”  No analysis of non-residential uses was provided.  Any proposed 

development, including residential development, will be required to provide a project-

based traffic analysis as part of the Design Review process. 

 

Based on a review of prior staff decisions and the traffic analysis, staff recommends that 

the 750,000 gross square foot limitation in Condition 1 does not apply to multi-family 

development or uses ancillary to multi-family development on the Property. However, 

the 750,000 gross square foot limitation in Condition 1 will continue to apply to office, 

ancillary retail, restaurant and other such uses on the Property. See Section X 

(Concomitant Condition of Approval (CZA 14463, Condition #1)).   

 

2. Condition #2. A master plan for the entire property shall be submitted for review 

and approval by the Director of Design and Development Department through the 

Design Review process with the first Design Review application for a development 

project.  The master plan shall include: 

 

a. The alignment and the phasing (if any) of construction of the Sunset 

Connector and the east-west connection to Richards Road. 

 

b. The dimensions of, and the restrictions on development within, the 

perimeter landscape buffers. 

 

c. The location of major areas of retained vegetation between development 

areas.  These areas should be connected to each other and to the perimeter 

buffer areas (wherever possible) to provide continuous open space 

through the site. 

 

d. The location of the park, recreation and day care facilities to be provided 

on site. 

 

e. The limits of all protected areas including wetlands, streams and 40 

percent slopes on site. 

 

f. Disturbance limits. 

 

g. A phasing plan as described in paragraph #3. 

 

h. A composite utility service plan.  
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Staff Recommendation:  Staff views the master plan requirement as being satisfied 

under the prior Design Review of the first development project.  Depending upon the 

proposed development project for the Property, a Master Development Plan may be 

required per LUC 20.25P.020.B.2.  Design Review is required per LUC 20.25P.020.C.  

Staff recommends the removal of Condition #2 for the Property. 

 

3. Condition #3.  Condition #3 was amended pursuant to CZA 22416 (adopted by 

Ordinance 4809 in 1995).  

 

A project phasing plan shall be submitted as part of a required master plan for the 

entire site with the first design review application.  Design Review may occur in 

phases for all or part of the property. 

 

If Applicant sells, assigns or transfers its interest in the residential element of the 

subject property, it will continue to assist the purchaser, assignee or transferee 

in development and approval of a binding site plan for development of the 

remaining residential units and will assist in design and marketing of such units, 

including affordable housing units.  In the event the purchaser does not close the 

purchase assignment or transfer of any phase of the residential development, the 

Applicant will then either involve a low income housing developer to develop the 

remaining required affordable housing units or, at the request of the City, offer to 

sell to the City its remaining interest in such portion of the property for the 

construction of the then remaining required affordable housing units at the then-

market rate for such property with such limitations on said property as may be 

imposed by the 1989 Concomitant Zoning Agreement as it may then exist, but at 

a price not less than the land cost and reasonably-attributable costs of 

development to that date.  The City may assign its right under this provision. 

 

Staff Recommendation:  Design Review is required per LUC 20.25P.020.C.  Staff 

recommends the removal of Condition #3 for the Property. For further discussion 

regarding the affordable housing language in CZA 22416 applicable to Phase II of the 

Sunset Ridge development, see the below analysis provided in this Staff Report in 

connection with Conditions #5, 6, 8, and 9.   

 

4. Condition #4.  A Design Review, in lieu of a Planned Unit Development, shall be 

required for the R-10 zoned portion of the property to ensure compatibility with 

surrounding development.  Consideration shall be given to the following 

elements:  roof treatment, building colors and materials, siting of buildings, 

perimeter buffers and integration with the park and trails system.  If the R-10 

zoned portion of the property is developed in phases, the Design Review for the 

property may also be done in phases.  (Comprehensive Plan Policy 21.G.115.A.1, 

21.V.220 and 21.V.1.234-240) 

 

Staff Recommendation:  No portion of the Property is, or proposed to be, within the R-

10 zoning district.  Design Review is required development within the EG-TOD zoning 
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district per LUC 20.25P.020.C.  Staff recommends the removal of Condition #4 for the 

Property. 

 

5. Condition #5.  Condition #5 was amended pursuant to CZA 19271 (adopted by 

Ordinance 4541 in 1993) and amended again pursuant to CZA 22416 (adopted by 

Ordinance 4809 in 1995), resulting in the creation of Amended Conditions #5(a), 

#5(b), and #5(c). 

 

Amended Condition #5(a):  Ten percent (10%) of the total number of housing units 

constructed in the project shall be “affordable” to moderate income households 

as that term is defined in the Bellevue Land Use Code or as the definition of that 

term is hereafter amended. 

 

Amended Condition #5(b).  An additional ten percent (10%) of the housing units 

constructed in the project shall be priced as median income affordable housing 

units.  These units will be priced at 100 percent of median income, but may be 

priced at 105 percent of median income on submission of information acceptable 

to the City that development costs warrant the 105 percent pricing.  The price of 

the median income affordable units shall be set at issuance of the building permit.  

The median income priced units shall not be subject to any limitation contained 

in LUC 20.20.128, including any requirement for resale restrictions, or to any 

administrative rule administered by the City to implement the provision of LUC 

20.20.128. 

 

Amended Condition #5(c). The applicant shall be required to provide 1, 2 and 3 

bedroom housing units affordable to moderate and median income households 

in the same proportion that 1, 2, and 3 bedroom housing units are provided in the 

market rate units constructed in this project. 

 

6. Condition #6.  Condition #6 was amended pursuant to CZA 19271 (adopted by 

Ordinance 4541 in 1993) and then deleted and replaced pursuant to CZA 22416 

(adopted by Ordinance 4809 in 1995).  

 

Replacement Condition #6:  The provision for the requirement of 10 percent 

moderate income affordable housing and ten percent median income affordable 

housing shall be as follows:  Of the seventy-one (7 housing units to built in the 

first residential phase, ten percent must be moderate income affordable units and 

no median income affordable units are required.  Provision of the remaining 

required moderate and median income affordable units (for a total of twenty 

percent of the total number of all housing units in the project) shall be in 

succeeding residential phases. 

 

Staff Recommendation:  “The project” referenced in CZA 22416 is the Sunset Ridge 

development.  As discussed above, Phases I and III of “the project” were the Sunset 

Ridge commercial development phases, and Phase II of “the project” was the Sunset 
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Ridge multifamily residential development phase.   

 

Specifically, Phase I of Sunset Ridge included the construction of two (2) office buildings 

totaling 311,400 SF and parking for 1,083 vehicles on 12.23 acres. Phase II of Sunset 

Ridge included the initial construction of seventy-one (71) housing units, as described 

in Ordinance 4809 and CZA 22416.  This Phase II construction of 71 residential units is 

described in and conditioned by Replacement Condition #6.  The additional residential 

construction undertaken by Phase II of “the project” included construction of two-

hundred and thirty-nine (239) housing units on 42.14 acres. Phase III of the Sunset 

Ridge development included the development of three office buildings totaling 454,273 

SF and parking for 1576 vehicles on 27.99 acres.   

 

The Property is within the area subject to the affordable housing requirements in 

Condition #5(a)-(c) and Replacement Condition #6. However, the plain language of 

Conditions #5(a)-(c) and Replacement Condition #6 in CZA 22416 expressly refer to the 

“the project,” and based on this language, these Conditions apply to the Sunset Ridge 

development, which is “the project” identified in CZA 22416.    

 

Of the seventy-one (71) housing units that were initially constructed in connection with 

the residential phase of Sunset Ridge, six (6) units remain affordable to this day. Other 

than the one (1) unit that is no longer affordable, this portion of the residential phase of 

“the project” satisfies the applicable language in Condition #5(a)-(c) and Replacement 

Condition #6.   

 

With respect to the language in Condition #5(a)-(c) and Condition #6 that imposes an 

affordability requirement on the additional 239 housing units constructed in Phase II of 

the Sunset Ridge project, it does not appear that the City required any additional 

affordable units in connection with Phase II.  The Department believes, based on its 

review of the prior land use approvals, the City did not require the Sunset Ridge 

development to provide additional affordable units due a change in the City’s affordable 

housing policy and regulations in 1996. 

 

For example, former LUC 20.20.128.B.3, as adopted by Ordinance 4269 on July 12, 

1991, required the following: 

All rezone proposals for an increase in residential zoning density must 

provide that at least 10% of the units buildable under the original maximum 

density be affordable units and that at least 20% of the units buildable as a 

result of the increase in density from the original maximum density to the 

total number of approved units must be affordable units.  

This mandatory affordable housing requirement in former LUC 20.20.128.B.3 was in 

effect at the time CZA 22416 was adopted by Ordinance 4809, and the affordable 

housing requirements in Condition #5(a)-(c) and Replacement Condition #6 are 

consistent with the affordable housing requirements mandated by this prior version of 

LUC 20.20.128.B.3. 
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Nevertheless, pursuant to Ordinance 4855-C, former LUC 20.20.128.B.3 “terminated 

and ceased to exist” on August 5, 1996, except for projects with a vested application.  In 

repealing former LUC 20.20.128.B.3, the City determined “that the requirements of 

[former] Section 20.20.128 have placed unacceptable burdens on builders of housing 

who would have to meet the requirements of this Section.” See Ordinance 4855-C.  As 

memorialized in the City’s current affordable housing regulations, the affordable housing 

provisions in LUC 20.20.128 “are available, at the sole discretion of the property owner, 

as incentives to encourage the construction of affordable housing in new multifamily 

residential development.” LUC 20.20.128.B.   

 

The City regulations that mandated the affordable housing requirements included in CZA 

22416 changed in 1996, and the statutory language adopted by the City in 1996 remains 

the controlling affordable housing provisions in the LUC.  In other words, the provisions 

in LUC 20.20.128.B that were adopted in 1996 are the same as the provisions that exist 

in LUC 20.20.128.B today.  When applying those regulations to the Sunset Ridge 

development, the City did not require any additional affordable housing units prior to 

issuing construction permits for the additional 239 housing units constructed in Phase II 

of the Sunset Ridge project.  It appears the City did not enforce Conditions #5(a)-(c) and 

Replacement Condition #6 based on the change in City policy and regulations that 

occurred in 1996 and remains in place to this day.   

  

The Department does not recommend application of the affordable housing provisions 

included in CZA 22416 to the Property.  First and foremost, CZA 22416 is clearly 

referring to the Sunset Ridge development project with respect to those affordable 

housing Conditions, and Sunset Ridge was completed many years ago. Therefore, and 

based on the plain language of the CZA, the affordable housing provisions in CZA 22416 

were intended to apply to the specific Sunset Ridge project, not to the Property under 

consideration here.  

 

Second, the City has not historically required the affordable housing discussed by CZA 

22416 and the relevant Conditions.  The Department believes the lack of enforcement 

of these Conditions on “the project” is based on the above-mentioned change in the 

City’s affordable housing regulations that occurred in 1996. Even if the affordable 

housing provisions in CZA 22416 could, arguably, be imposed on the Property instead 

of applying only to “the project” referenced in the CZA, application of the affordable 

housing provisions in the CZA to the Property would be inconsistent with past City 

practice interpreting and applying the provisions of CZA 22416 following the legislative 

change in 1996.  

 

In sum, the Department recommends that Condition #5(a)-(c) and Replacement 

Condition #6 should not apply to the Property based on the plain language of CZA 

22416, based on current land use regulations, and in order to provide consistency with 

past City practice in connection with the Sunset Ridge development project. 
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7. Condition #7.  Condition #7 was amended pursuant to CZA 19271 (adopted by 

Ordinance 4541 in 1993) and deleted pursuant to CZA 22416 (adopted by 

Ordinance 4809 in 1995). 

 

Staff Recommendation:  This Condition has been deleted and is no longer applicable. 

 

8. Condition #8.  Condition #8 was amended pursuant to CZA 19271 (adopted by 

Ordinance 4541 in 1993).  

 

Amended Condition #8:  The affordable housing units provided pursuant to this 

agreement shall remain “affordable units” for the lifetime of the project.  The 

provision for the total affordable units is required to occur on-site.  The provisions 

of LUC 20.20.128.E; Alternative Compliance Methods shall not apply to this site. 

 

9. Condition #9.  Condition #9 was amended pursuant to CZA 19271 (adopted by 

Ordinance 4541 in 1993).  

 

Amended Condition #9:  Before any building permit is issued, the Owners shall 

sign any necessary agreements with the City to implement the affordable housing 

requirements set forth in this agreement.  The City may agree, at its sole 

discretion, to subordinate any affordable housing regulatory agreement for the 

purpose of allowing Owners to obtain financing for development of the property, 

consistent with any applicable provision of the Land Use Code in effect at the time 

the permit(s) is issued; provided however, that the City shall effect said 

subordination in the event a Federal financing program is used and said program 

requires, by statute, rule or decisional law, such subordation as a condition for 

financing. 

 

Staff Recommendation:  Similar to the discussion above in connection with Condition 

#5(a)-(c) and Replacement Condition #6, “the project” referenced in CZA 19271 is the 

Sunset Ridge development.  The City did not enforce Amended Condition #8 or 

Amended Condition #9 for all of the residential construction phases of the Sunset Ridge 

development based on the change in the City’s affordable housing regulations that 

occurred in 1996.  The Department recommends that Amended Condition #8 and 

Amended Condition #9 should not apply to the Property based on the plain language of 

CZA 19271, based on current land use regulations, and in order to provide consistency 

with past City practice in connection with the Sunset Ridge development. 

  

10. Condition #10.  A childcare facility with space available for no less than 50 

children will be provided prior to the completion of no more than 235,000 square 

feet of building on the OLB portion of the subject property. A childcare facility 

with space available for up to 30 additional children will be provided prior to 

completion of no more than 500,000 square feet of building on the OLB portion of 

the subject property, if the City determines that the first facility is operating at 
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capacity and the needs of the project for childcare facilities warrants an additional 

30 slots.  Need will be determined based on a review of waiting lists of other 

childcare facilities of comparable size which serve the same market areas as the 

project.  Both facilities shall be located in close proximity to the outdoor play area 

or safe passage must be provided by way of a trail or pedestrian walkway, and 

provided further these facilities meet any licensing requirement imposed by law 

or regulation.  (Comprehensive Plan Policies 21.5.140, .145 and .500) 

 

Staff Recommendation:  As long as the Bright Horizons childcare facility located at 

13808 SE Eastgate Way or another childcare facility that satisfies Condition #10 is still 

in operation, this condition is met. The continued operation of the Bright Horizon 

childcare facility noted above supports a finding that Condition #10 should be removed 

for the Property. 

 

11. Condition #11.  Every effort shall be made to provide adequate incentives, such 

as reduced rent and space improvements, to ensure that the childcare facility is 

made available to a provider who operates with a sliding fee scale based on 

income.  (Comprehensive Plan Objective 5, Policies 1 and 2) 

 

Staff Recommendation:  See Staff Recommendation for Condition #10. 

 

12. Condition #12:  The childcare facility shall be located in a manner such that 

children using the facility can obtain access to an outdoor play area from the 

facility via a trail or other pedestrian walkway (Comprehensive Plan Policy 

21.M.215, c-1(a)). 

 

Staff Recommendation:  See Staff Recommendation for Condition #10. 

 

13. Condition #13.  A publicly accessible trail system shall be provided on the 

property.  The trail system shall make connections from the eastern property line 

at Bellevue Community College to the Puget Power transmission line and SE 30th 

on the west; and from Kamber Road on the north to Eastgate Way on the south, 

with connections made to the Park and Ride lot. The trail system shall be 

consistent with the Development Standards current at the time of construction, 

and shall be constructed during the first phase of development. Dedication of 

easements shall coincide with the construction of the trails.  (Comprehensive 

Plan, Parks and Recreation Element, Objective 1, Policy 7; Eastgate Subarea Plan; 

Parks, Open Space and Recreation Plan) 

 

Staff Recommendation:  This condition is met.  Staff recommends removal of this 

condition for the Property. 

 

14. Condition #14.  A neighborhood park of approximately five (5) acres shall be 

provided on the property.  The park shall be centrally located and visually 

prominent from the north-south connector road.  The park shall accommodate 
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approximately two acres of open meadow, a children’s play area, sport courts 

(tennis and outdoor basketball), benches and picnic facilities, all of which cannot 

be located in a wetland area.  The exact combination of park features shall be 

determined during the Design Review process.  The remainder of the park may 

include area left undisturbed in satisfaction of Sensitive Area Overlay District 

Requirements.  The neighborhood park features shall be consistent with the 

Development Standards current at the time of construction, and shall be 

completed prior to construction of the no more than 500,000 gross square feet of 

office. 

 

The Parks Department shall assume design, operation and maintenance 

responsibility for the project.  The cost for design and construction shall be borne 

by the owners, and the owners may assume responsibility for construction of the 

park to Park Department specifications.  The Parks Department shall be 

responsible for obtaining conditional use permits and other land use approvals 

required in order to develop the park space.  Suitable land for park shall be 

provided by the applicant through an easement conveyed to the City for public 

use.  (Comprehensive Plan, Parks and Recreation Element, Objective 2; Parks 

Plan) 

 

Staff Recommendation:  Condition #14 was met by the establishment of Sunset Mini 

Park.  Staff recommends removal of this condition for the Property. 

 

15. Condition #15:  A 5,000 to 6,000 square foot fitness center shall be provided for 

public use on the property.  The fitness center shall include an aerobics and 

exercise area, shower, locker and restroom support facilities.  The center shall be 

located in the proximity of the neighborhood park, and designed with visual 

character that will be recognizable as a public recreation facility.  Signage shall 

be consistent with the signage design for the office and/or residential 

development, and with the Parks Development Standards. 

 

The fitness center shall be consistent with the Development Standards current at 

the time of construction, and shall be completed prior to construction of no more 

than 750,000 gross square feet of office.  The center shall be available for public 

access and use, and maintained and operated by the Parks Department or a 

designee of the Parks Department.  (Comprehensive Plan, Parks and Recreation 

Element, Objective 2, Policy 3; Parks Plan) 

 

Staff Recommendation: As long as the fitness center established in the office building 

as part of the Sunset Ridge project is still in operation, Staff supports the conclusion that 

Condition #15 has been met and should be removed for the Property.   
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16. Condition #16 was amended pursuant to CZA 19271 (adopted by Ordinance 4541 

in 1993). 

 

Amended Condition #16.  [Clause 1] The existing vegetation on the eastern 

property line shall be retained. [Clause 2] The width of the retention buffer on the 

R-10 portion of the property shall be no less than the requirement for transition to 

a single-family district current at the time of building permit application submittal. 

[Clause 3] The buffer shall be no less than 30 feet in width on the OLB portion and 

shall average 40 feet in width on the OLB portion of the property. [Clause 4] The 

stand of Douglas fir and Madrona trees on the southeast portion of the site shall 

be retained in a dimension at least 75 feet in width. [Clause 5] The limits of the 

buffer shall be determined with the master plan review. [Clause 6] A native growth 

protection easement shall be recorded for the buffer. Provided, however, that the 

Owner may seek approval of the Design and Development Department for 

construction and maintenance of an access road through the Native Growth 

Protection Easement and, provided further, that consideration of such approval 

shall require appropriate and effective means of abatement of noise, light and 

glare which could affect surrounding uses and property and, provided further, 

that in no event shall any such access road, except for required emergency 

access, connect with any thoroughfare on the property of Bellevue Community 

College. Such access will be allowed only if its design demonstrates protection 

and preservation of the treed skyline and if it adequately buffers the subject 

property from adjacent properties and uses. 

 

Staff Recommendation:  Clauses 1, and 2 of Amended Condition #16 do not apply to 

the Property.  The Applicant proposes that Clause 3 of Condition #16 remain as a 

condition of zoning for the Property. A minimum buffer of 30 feet along the interior parcel 

boundary of the Property, abutting the adjacent parcel developed with residential use, is 

attainable. The 30-foot buffer is anticipated to be comprised of existing vegetation, 

additional plantings as necessary, and an egress path. Complementary to the 30-foot 

buffer envisioned on the Property, a buffer of approximately 65 feet, which is mostly or 

entirely vegetated, exists on the adjoining parcel between the nearest residential 

building and the lot line. Lastly, the average 40-foot buffer width on the Property required 

by Clause 3 of Condition #16 is readily attainable due to the existing vegetation on the 

portion of the Property that is anticipated to remain undeveloped. Therefore, the 

Department recommends that Clause #3 of Condition #16 should apply to the Property 

and be a condition of this rezone. 

 

The applicant submitted a title report from the Chicago Title Report Company of 

Washington, dated August 30, 2019.  The title report did not include any identifiable 

discussion of a recorded NGPE.  After further reviewing existing documents that apply 

to the Property, the City located a depiction of the 75’ buffer described as “75’ Retention 

Setback for Madrona and Douglas Fir” on the Sunset Ride 1 Site Plan recorded as part 

of the review file of Sunset Ridge I.  This buffer was not recorded as an NGPE and has 
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been significantly disturbed by construction activity since the Sunset Ridge I site plan 

was recorded.  Subsequent decisions (Staff report Phase II Sunset Ridge Development) 

describe the Douglas fir and Madrona trees 75’ buffer requirement as being satisfied by 

recording a Native Growth Protection Easement on the Sunset Ridge Development 

property located east of the Property.  Additionally, Condition 18 was amended CZA 

22416 to allow modification of the NGPE for an access road.   

 

The applicant has demonstrated and that any future development will require several 

access roads for residents and emergency vehicles.  None of these roads connect to 

Bellevue College.  The applicant has proposed an NGPE in the Southeastern corner of 

the Property (See Attachment 8).  Although the proposed NGPE is smaller than the 

original depiction in the Sunset Ridge I site plan, the proposed NGPE will nonetheless 

retain a significant number of Douglas Fir and Madrona trees consistent with the intent 

of the original CZA.   

 

The site also contains multiple areas within the LUC Critical Areas Overlay District 

adopted in 2006.  Any future development will be required to retain unmodified critical 

areas and buffers located on the site and record an NGPE as part of the Design Review 

process and any associated Critical Areas Land Use permit.  These areas will be 

required to be recorded as NGPE’s and it is anticipated that it will result in significantly 

larger NGPE’s than the 75’ buffer depicted on the Sunset Ridge I site plan.  These 

NGPE’s combined with the proposed NGPE will adequately preserve the treed skyline 

and buffer the Property from adjacent properties and uses. 

 

In sum, the Department recommends Clauses 1 and 2 of Amended Condition #16 be 

removed from the property, but Clause 3 should remain as a condition of rezone for the 

Property.  The Department further recommends that Clause 4, 5, and 6 of Condition #16 

be modified as described above as these remaining clauses in Amended Condition #16 

will be satisfied by the recording of the proposed NGPE (see Attachment 8 and Section 

X, Concomitant Condition of Approval (CZA 19271, Amended Condition 16)). 

 

17. Condition #17.  A natural buffer of a minimum of 30 feet in width, maintained and 

supplemented with evergreen plantings as needed to provide screening from 

Kamber Road, shall be provided on the north side of the property adjacent to 

Kamber Road.  (Comprehensive Plan Policy 21.V.1.235) 

 

Staff Recommendation: This condition applies to areas outside the area of the 

Property and has no bearing on this rezone proposal.  Staff recommends this condition 

be removed from the Property. 

 

18. Condition #18.  Where supplemental plantings are required throughout the site, 

the planting material shall include and emphasize the use of native plant material 

high in wildlife value. Plantings directly adjacent to the public right-of-way and 
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within surface parking areas may utilize more formal plant material.  

(Comprehensive Plan Policies 21.D.200.B.2 and Q-82) 

 

Staff Recommendation:  The Applicant proposes that Condition #18 remain as a 

condition of zoning for the Property.  Staff recommends this condition remain on the 

Property. See Section X (Concomitant Condition of Approval (CZA 14463, Condition 

#18)). 

 

19. Condition #19.  A roadway connector is required between S.E. Eastgate Way and 

Kamber Road (north/south connector).  The alignment shall be approved by the 

Public Works, Storm and Surface Water Utility and Design and Development 

Departments prior to final roadway engineering plan submittal.  Preliminary 

design sufficient to establish the vertical and horizontal alignments of the 

connector and dedication of right-of-way shall be completed prior to the issuance 

of building permits for this site.  The connector or roadway shall be located within 

60-foot wide right-of-way, and constructed to arterial standards as contained in 

the Development Standards current at the time of building permit application 

submittal.  The phasing of completion of the north/south connector shall be 

determined at the initial design review. 

 

Staff Recommendation:  Condition #19 was satisfied by the construction of 139th 

Avenue SE, which provides a north/south connection between SE Eastgate Way and 

Kamber Road.  Staff recommends this condition be removed from the Property. 

 

20. Condition #20 was deleted and replaced with the following Replacement 

Condition 20 pursuant to CZA 22416, adopted by Ordinance 4809 in 1995.  

 

Replacement Condition 20:  The property owner shall construct a private, 

maintenance access road to the on-site storm water detention pond, which is 

located adjacent to SE 30th Street on the western edge of the site.  The 

maintenance road will not be developed to public street standards and will be the 

minimum width necessary for the purpose of providing maintenance access.  

Location and construction specifications will be subject to approval of the City of 

Bellevue Transportation Department. 

   

Staff Recommendation:  Condition #20 was satisfied by the construction of the existing 

access road to the detention pond from 139th Avenue SE.  Staff recommends this 

condition be removed from the Property. 

 

IX. Recommendation of the Director 

After conducting the various administrative reviews associated with this proposal, including 

but not limited to Land Use Code consistency, SEPA, City Code and Standard compliance 

reviews, and review of the prior land use approvals for the Sunset Ridge project, the Director 

of the Development Services Department does hereby recommend approval with 

conditions the Sunset North Lot 10 Rezone. 
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X. Conditions of Approval 

 

The following conditions are imposed under the Bellevue City Code authority 

referenced: 

 

1. Authority 

 

Approval of this rezone does not constitute an approval of any Land Use Code 
amendments, Land Use Entitlement review, or any other ancillary permits that may be 
required for the design and construction of any proposed development on the rezone 
site.   
 
AUTHORITY: LUC 20.30A.115 
REVIEWER: Drew Folsom, Land Use 
 

2. Concomitant Condition of Approval (CZA 14463, Condition #1): 

 
As discussed above in Section VIII of this Staff Report, the 750,000 gross square foot 
limitation in Condition 1 does not apply to multi-family development or uses ancillary to 
multi-family development on the Property. However, the 750,000 gross square foot 
limitation in Condition 1 will continue to apply to office, ancillary retail, restaurant, and 
other such uses on the Property. 
 
AUTHORITY: LUC 20.30A.155; CZA 19271, CZA 14463  
REVIEWER: Drew Folsom, Land Use 
 

3. Concomitant Condition of Approval (CZA 19271, Amended Condition #16): 

 
As discussed above in Section VIII of this Staff Report, Clause 3 of Amended Condition 
#16 in CZA 19271 shall remain as a condition of zoning for the Property. The recording 
of a Native Growth Protection Area Easement that is consistent with Attachment 8 of 
this Staff Report will satisfy Clauses 4, 5, and 6 of Amended Condition #16 for the 
Property.  
 
AUTHORITY: LUC 20.30A.155; CZA 19271  
REVIEWER: Drew Folsom, Land Use 
 

4. Concomitant Condition of Approval (CZA 14463, Condition #18): 

 
As discussed above in Section VIII of this Staff Report, Condition #18 shall remain as a 
condition of zoning for the Property.  
 
AUTHORITY: LUC 20.30A.155; CZA 14463  
REVIEWER: Drew Folsom, Land Use 
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ORIGINAL

CITY OF BELLEVUE, WASHINGTON

ORDINANCE NO.

AN ORDINANCE adopting amendments to the
Comprehensive Plan of the City of Bellevue and part of
the Eastgate/l-90 Land Use and Transportation Project,
pursuant to Chapter 36.70A RCW (Growth Management
Act, as amended) and Chapter 35A.63 RCW; amending
the text, policies, and maps of Eastgate, Factodia, and
Richards Valley subarea plans; and establishing an
effective date.

WHEREAS, the City has undertaken a review and revision of the
Comprehensive Plan as per Chapter 36.70A.130 (4) RCW, known as the
Comprehensive Plan Major Update; and

WHEREAS, the Growth Management Act authorizes the City to, among other
things, amend the Comprehensive Plan on no more than an annual basis as per
Chapter 36.70A.130 (2) (a) RCW; and

WHEREAS, on October 25, 2010, the City Council initiated the Eastgate/I-90
Land Use and Transportation Project, for the purposes of developing and evaluating
land use concepts to enhance the vitality of the I-90 corridor and identifying and
evaluating appropriate multi-modal transportation measures to support those
concepts; and

WHEREAS, the City has engaged in a multi-year planning process for the
Eastgate/I-90 area that has included the work of the Eastgate Citizen Advisory
Committee and the Planning Commission. This work resulted in updates to the
Eastgate, Factoria, and Richards Valley subarea plans in volume 2 of the
Comprehensive Plan; and

WHEREAS, the vision for the Eastgate/I-90 corridor is a thriving multi-use
employment area and welcoming gateway into Bellevue that is walkable, bikable,
and with a variety of retail uses to support and serve the nearby office and
residential uses; a corridor that reflects the natural character of the Mountains to
Sound Greenway; and of a transit-oriented development area that provides a focal
point for corridor activity; and

WHEREAS, the Planning Commission held public meetings and a public
hearing pursuant to legally-required notice on the proposed amendment to the
Comprehensive Plan and has recommended approval to the City Council; and

WHEREAS, the City Council has considered and discussed the proposed
amendment to the Comprehensive Plan; and

Drew Folsom (425) 452-4441  dfolsom@bellevuewa.gov
Text Box
Attachment 1

Drew Folsom (425) 452-4441  dfolsom@bellevuewa.gov
Text Box
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WHEREAS, the City of Bellevue has complied with the requirements of the
State Environmental Policy Act (Chapter 43.21C RCW) and the City Environmental
Procedures Code (Chapter 22.02 BCC); and

WHEREAS, the City Council desires to amend the Comprehensive Plan
consistent with the foregoing; now, therefore,

THE CITY COUNCIL OF THE CITY OF BELLEVUE, WASHINGTON, DOES
HEREBY ORDAIN AS FOLLOWS:

Section 1. The Factoria Subarea Plan included as Attachment A to this
ordinance and amending or adding text and policies to support multi-modal
transportation, a mix of uses, the Mountains to Sound Greenway trail, and coherent
corridor design consistent with the vision of the Eastgate Citizen Advisory
Committee is hereby adopted.

Section 2. The Richards Valley Subarea Plan included as Attachment B to
this ordinance and amending or adding text and policies to support transportation
improvements and cohesive corridor design consistent with the vision of the
Eastgate Citizen Advisory Committee is hereby adopted.

Section 3. The Eastgate Subarea Plan included as Attachment C to this
ordinance and adding or amending text and policies to support multi-modal
transportation, a mix of uses, a transit-oriented development area, environmental
protection, cohesive corridor design, an integrated system of parks and open space,
and coordination and partnership to implement the subarea plan consistent with the
vision of the Eastgate Citizen Advisory Committee is hereby adopted,

Section 4. The Factoria Subarea map included as Attachment D to this
ordinance and changing the designation of the property in the vicinity of the 3600
and 3700 blocks of Factoria Boulevard SE from General Commercial (GC) to Office
Limited Business (OLB) is hereby adopted.

Section 5. The Richards Valley Subarea map included as Attachment E to
this ordinance and changing the designation of the property at 13620 SE Eastgate
Way from Light Industnal (LI) to Office Limited Business (OLB) is hereby adopted.

Section 6. The Eastgate Subarea map included as Attachment F to this
ordinance and including the following amendments is hereby adopted:

a) changing the designation of the property in the vicinity of 14634
through 14725 SE 36~ Street from Single-Family Medium (SF-M) to
Office (0);
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b) changing the designation of the unaddressed property in the vicinity
east of 14725 SE 36'" Street from Neighborhood Business (NB) to
Neighborhood Mixed Use (NMU);

c) changing the designation of the property in the vicinity of the 3700
block of 150'" Avenue SE and the vicinity of the 15100 through 15300
blocks of SE 37'" Street from Community Business (CB) to
Neighborhood Mixed Use (NMU);

d) changing the designation of the property in the vicinity of the 15300
through 15500 blocks of SE 37'" Street from General Commercial (GC)
to Neighborhood Mixed Use (NMU);

e) changing the designation of the property at 3626 156~ Avenue SE
from General Commercial (GC) to Office Limited Business (OLB);

f) changing the designation of the property at 3350 161" Avenue SE from
Office (0) to Choice Limited Business (OLB) is hereby adopted;

g) changing the designation of the property in the vicinity of the 3200 and
3300 blocks of 'I 48~ Avenue SE and the 14600 and 14700 blocks of
SE Eastgate Way from Office Limited Business (OLB) to Community
Business (CB);

h) changing the designation of the property in the vicinity of the 3300
block of 146'" Place SE and the 14300 and 14400 blocks of SE
Eastgate Way from Office Limited Business (OLB) to Eastgate Transit-
Oriented Development (EG-TOD);

i) changing the designation of the property at 3002 139'" Avenue SE
from Office Limited Business (OLB) to Eastgate Transit-Oriented
Development (EG-TOD) or Office Limited Business (OLB);

j) changing the designation of the property in the vicinity of the 3200 and
3300 blocks of 146" Place SE from Light Industrial (LI) to Eastgate
Transit-Oriented Development (EG-TOD);

k) changing the designation of the property at 2659 148" Avenue SE
from Professional Office (PO) to Community Business (CB};

I) changing the designation of the property at 2649 Landerholm Circle SE
Neighborhood Business (NB) to Community Business (CB).

Section 7. The City Council finds that public notice was provided for all 2015
amendments to the Comprehensive Plan as required by LUC 20.35.400 for Process
IV amendments to the text of the Land Use Code and Comprehensive Pian

Section 8. The City Council finds that the Eastgate/1-90 amendments to the
Comprehensive Plan satisfy the decision criteria contained in the Land Use Code
(Part 20.301).
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Section 9. This ordinance shall take effect and be in force five (5) days after
its passage and legal publication.

Section 10. This ordinance and the Comprehensive Plan shall be available
for public inspection in the office of the City Clerk.

Passed by the City Council this 3~ day of , 2015, and signed in
authentication of its passage this ~4 day of g~~, 2015.

(SEAL)

Approved as to form:

Lori M. Riordan, City Attorney

Attest:



Factoria Subarea Plan
ATTACHMENT A

Gosi"
1. To preserve and maintain a natural setting for our residential areas and to manage
change in the commercial district to Improve its cohesiveness, compatibility, and
accessibility to Subarea residents.

2. To create a well-integrated, transit-supportive, pedestrian-oriented, mixed-use
urban neighborhood in Factoria's commercial core (District 2).

Overview
Factoria is known for its residential neighborhoods, easy access to the freeways, and
shopping at Factoria businesses. Current issues center around the redevelopment of the
commercial district while protecting residential neighborhoods, addressing mobility, and
improving pedestrian links between commercial and residential areas.

Even before its 1993 annexation, the city worked with Factoria residents and businesses to
strengthen the community's transportation vision. Since then, a series of transportation
studies and updates have embraced the integration of transportation and urban design to
enhance the quality of life in this vital activity center.

The 2005 Factoria Area
Transportation Study (FATS) Update sought to update the Subarea policy framework and
bst of associated transportation facility projects so as to achieve long-term mobility and
safety for transportation system users This approach challenges the existing suburban land
use pattern because, while Factoria has a mix of land uses — housing, offices, retail and
services — they are disconnected.

In 2012 the East ate/I-90 Land Use & Trans citation Pro'ect East ate/I-90 roect was
com leted. The stud area boundaries of that ro'ect which establishes a ion -ran e
vision for the 1-90 corridor includes ortions of three subareas East ate Richards Valle
and Factoria. The East ate/I-90 ro'ect in art identified strate ies to build u on the
Factoiia vision and address trans ortation choke pints The East ate/1-90 ro'ect is more
full discussed in the East ate Subarea lan

This Subarea Plan also provides a framework for the 2002 Land Use Code amendments
that direct redevelopment of the Factoria Mall so that it can accommodate a new, mixed-use
focus. The FATS Update provided the necessary determination of transportation system
adequacy to accommodate the Mall's expansion. For all of District 2 redevelopment, the
Update also addresses the needs of all modes of transportation within the Subarea and
provides design guidance for private sector redevelopment. This Subarea Plan also

rovides a framework for Land Use Code amendments that will im lement the vision of the
East ate/I-90 ro'ect That vision includes increasin the mix of uses in north Factoria
em hasizin transitfocus and anenhanced destrianenvironmentalon Factoria
Boulevard and includin ublic amenities with new develo ment

Factor/a Subarea Plan



Redevelopment in Factoria will use the East ate/1-90 ro'ect and the FATS Update
transportation and urban design strategies adapted into the Subarea Plan and in the East
Bellevue Transportation Facilities Plan to create a well-integrated, transit-supportive,
pedestrian-oriented, mixed-use urban neighborhood.

History
It is believed that Factoria was once part of the Duwamish Tribal Territory. Evidence of a
village/habitation site exists at a location near Mercer Slough. The earliest English-speaKing
inhabitants of this area prior to 1900 occupied themselves with mining, logging, and
farming. Edwin Richardson discovered coal in Newcastle in 1863 and prospectors formed
the I ake Washington Coal Company which eventually became the Seattle Coal and
Transportation Company.

Dunng the 1890s, loggers cut large stands of timber on land now known as Woodridge Hill,
Richards Valley, Greenwich Crest, Mockingbird Hill, Monthaven, Newport Shores, and the
commercial area of Factoria Somerset Hill forests remained intact for several decades.
Logging continued to be important into the 1920s.

Apparently, around the turn of the 20th century, the area known as Mercer Landing was
proposed as a port serving railroad and manufacturing plants.

This area, destined to become the town of Factoria, was promoted as an industnal center
with coal smoke "belching from hundreds of smokestacks." Promoters expected at least 20
plants, in addition to the existing Factoria Stove and Range Co, to locate there. But some
15 years after the promoter's pitch, only the Factoria School had been built and the
proposed industrial town of Factoria never got off the ground. The present day Factoria Mall
is located on the original Factoria property.

Land use patterns evolved from early timberland, logging, and farming between the 1920s
and 1950s to the current residential and commercial development.

Much of the area was planned and developed under the jurisdiction of King County.

Newport Shores and Somerset annexed into Bellevue during the 1960s and 1970s. The
Factona commercial area annexed in 1993.

Factoria is an area of about 2,100 acres bounded by I-90 on the north and Lake
Washington on the west. The southern boundary forms an oblong crescent around Newport
Hills, The Subarea contains lust over 3,400 single-family dwelling units and about 1,300
multifamily units. There are 11 million square feet of commercial space, including offices
employing over 7,500 people, making Factoria a busy urban area.

In District 1, (1,800 acres) there are about 71 acres of vacant land all of which is planned as
single family use. Approximately 40 acres are classified as protected wetlands, as defined
by the Bellevue Land Use Code (Section 20.50 044). in District 2 (282 acres), 6 7 acres
remain vacant Of those, 1.5 acres are planned for multifamily use, and 5.2 acres for office
use.

Factaria Subarea plan



The policies in the Factoria Subarea Plan guide the continued development and
redevelopment of the Subarea. The Plan includes a section of design policies for the
commercial area.

General Land Use
Policies

POLICY S-FA-1. Maintain land uses ss depicted on the Land Use Plan.

POLICY S-FA-2. Protect single family neighborhoods from encroachment by more intense
uses.

POLICY S-FA-3. Maintain land use densities that will not create vehicular congestion that
exceeds adopted level of service standards.

POLICY S-FAX. Encourage infill development and redevelopment in s manner that is
compatible with surrounding uses and meets adopted design guidelines.

POLICY S-FAN. Encourage any redevelopment to include parks, landscaping, arid
pedestrian access and other edestrian amenities.

POLICY S-FA-6. Retain the single-family land use designation on all school property.

POLICY S-FA-7. Restrict all future office expansion to districts shown on the Land Use Plan
(Figure S-FA.1).

Critical Areas
In Factoria, as elsewhere, the city recognizes the importance of preserving the natural
environment for wildlife habitat, stormwater management, as well as the aesthetic value to
the community.

Controlling storm water runoff will help to prevent additional erosion of stream beds,
downstream flooding and siltation. Specific areas of concern include the west side of
Monthaven, Sunset Ravine, Mercer Slough, the Coal Creek watershed, and the siltation
zone at its mouth.

Policies

POLICY S-FA-8. Protect and enhance the capability of Sunset Creek, Richards Creek, Coal
Creek, snd their tributaries to support fisheries and water related wildlife.

POLICY S-FA-S. Retain and enhance vegetation on steep slopes, within wetland areas,
snd along stream comdors in order to control erosion, reduce landslide hazard and to
protect the natural drainage system.

Factaria Subarea Plan



POLICY S-FA-10. Encourage the use of a variety of site development options to conserve
the natural land features in wetlands or steep slopes

Residential
Gov:
To increase housing opportunities in Factoria commercial areas.

Policies
The Community Business zoning along the east side of Factoria Boulevard allows for
housing to be developed over ground-floor commercial uses. This represents an opportunity
to increase the supply of housing without encroaching on existing residential areas. Both
the Eas atell-90 'ect and the The FATS Update recommends mixing housing and
commercial uses Mixin these uses in the same building a-is a method to help reduce
vehicle use.

ptyLIOYS-pA-tt En age l ed-uae e idential hotel ae d~oth ommedi I

d el erne t ahinoo munityle eiretaildr triota.

Parks, Recreation, and Open Space
Goal:
To encourage development of parks and open space linkages by using acquisition
and dedication of existing public rightswf-way as shown on the Pedestrian and
Bicycle Transportation Plan maps and the Parks and Open Space System Plan.

Policies

POLICY S-FA-12. Continue to acquire and develop parks, community faci'lities, and trail
systems.

Transportation
Gosb:
1. To enhance multi-modal mobility for Factoria residents, employees, and shoppers
and for those traveling within and through the Factoria commercial area.

2. To maintain and improve the appearance of arterial streets in the Subarea.

Policies

General Transportation
Transportation planning was conducted in 1992 for the unincorporated Factoria area as part
of the East Bellevue Transportation Study. After the area annexed to Bellevue in 1993, the
City initiated a detailed study of the transportation infrastructure. The 1996 Factoria Area
Transportation Study (FATS) report addressed existing conditions and deficiencies and

Factaria Sutyarea Plaa



recommended projects to accommodate travel demand. A FATS Update, completed in
2005, addressed the needs of all modes of transportation within the area, and provided
design guidance for private sector redevelopment. The FATS U ate anal sis was
au mented b trans ortation anal sis done in su ort of the 2012 East e/1-90 Land Use
and Trans ortation Plan.

Traffic modelin conducted for both the FATS Update and the ast ate/1-90 ro'ect used a
horizon ear of 2030 Both sets of anal sis 'hows that most
Factoria intersections will continue to function within adopted level of service standards. A
few transportation system projects would help maintain long-term mobility, including
enhancing transit service and improving intersection operations at Coal Creek Parkviray/I-
405, Factoria Boulevard/l-90, SE 35 Street/Factoria Boulevard and SE 38th
Street/Factoria Boulevard.

For the Factoria Subarea, the adopted vehicle level of service (LOS) is E+ (LOS E+ is
characterized in the Comprehensive Plan as: Near capacity. Notable delays Low driver
comfort. Difficulty of signal progression.) In the absence of transit service improvements,
two intersections are projected to fall below the adopted LOS — Coal Creek Parkway at I-

405, and Factoria Boulevard at 1-90.

Aside from accommodating traffic, Factoria's arterials should be maintained with litter
pickup, plant pruning, and street repairs. In addition, street improvements such as street
trees, sidewalks, and other pedestrian amenities should be used to improve the arterial's
appearance.

POLICY S-FA-13. Plan for the long-range transportation facility needs in the Factoria
Subarea through an integrated, multi-modal transportation system.

POLICY S-FA-14. Implement the trans citation and urban desi n recommendations of the
East ate/1-90 ro ect and the '

FATS) Update.

POLICY S-FA-1 5. Discourage traffic from office and retail commercial development from
spilling over onto residential streets.

POLICY S-FA-16. Establish and implement a street tree plan and planting program for
Factoria emphasizing arterial streets and buffering high intensity land use.

POLICY S-FA-17. Require new development and encourage existing development to plant
and maintain street trees in accordance with a Factoria Subarea street tree plan.

POLICY S-FA-18. Provide and improve visual and pedestrian access to Sunset Creek,
Richards Creek, Coal Creek, and Mercer Slough from pathways and access points.

POLICY S-FA-19. Encourage neighborhood groups to help with maintenance in
coordination with City work crews.

Pedestrian and Bicycle
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The Pedestrian and Bicycle Transportation Plan provides the guidance for improving the
mobibty and safety for everyone who uses the non-motorized transportation system, both
the public system and the pathways that are on private property.

POLICY S-FA-20. Encourage the development of mid-block pedestrian connections.

POLICY S-FA-21. Provide a network of sidewalks, footpaths, and trails with
interconnections to areas surrounding the Factoria Subarea to accommodate safe and
convenient access to community facilities, retail areas, and public transit as well as to
accommodate the exercise walker and hiker.

POLICY S-FA-22. Improve safety for bicyclists and other nonmotorized users by providing
an integrated on-street and off-street system.

POLICY S-FA-23. Provide public access from Newport Shores to Newcastle Beach Park for
bicycles and pedestrians only.

POLtCY-S-VA-XL Develo the Mountains to Sound Greenwa trail throu the subarea to ovide
leasant safe non-tnotorized facilities that rovide local andre 'onal connections

Utilities
Policies

POLICY S-FA-24. Encourage the undergrounding of utility distribution lines in areas of new
development and redevelopment.

POLICY S-FA-25. Provide screened and maintained space for storage and collection of
recyclables in commercial and multi-family developments.

Planning District Guidelines
Policies
District 1

General Land Use

POLICY S-FA-26. Permit multifamily development west of Monthaven at densities
designated on the Land Use Plan (Figure S-FA.1) provided that the multifamily development
does not have primary vehicular access through the Monthaven neighborhood.

Community Design
The stand of trees along the ridge of the slope provides an important visual buffer for the
residents of Monthaven. Multifamily development should provide a vegetative buffer that
includes protection of existing significant trees between the multifamily use and single-
family residences. The buffer should be augmented as necessary to provide sufficient
screening.
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t POLICY S-FA-26.5. Retail auto sales are appropriate in OLB districts along SE 36~ Street
west of the ravine located at about 133rd Avenue SE and east of the Newport Corporate
Campus located at 132nd Avenue SE.

POLICY S-FA-27. Provide landscape buffers between any multifamily development west of
Monthaven and existing single-family residences.

District 2

POLICY S-FA-28. Establish design standards for the Factoria commercial area. District 2 is
surrounded by other neighborhoods and serves as a commercial, employment and high-
density residential activity center south of I-90.

TBoth the East ate/1-90 ro'ect and the FATS Update recommends transportation and
urban design strategies to create a well-integrated, transit supportive, pedestrian oriented,
mixed-use neighborhood in Factoria's commercial core.

Well-integrated: Factoria has a wide variety of land uses — employment, retail, single
family and multi-family housing, schools — but in many cases these are separated by
long distances, busy roads, and steep topography. Geographic separation
discourages walking and transit use, as does an uncomfortable pedestrian
environment The Eas ate/1-90 ro'ect and the FATS Update recommends
guidelines for private redevelopment and identifies public pedestrian projects that
together will help to form a more cohesive Factoria neighborhood.
Transit-supportive: Factoria has a high level of transit service and use. Transit use
may increase if riders find it easy and comfortable to walk between transit stops and
the buildings. As properties redevelop,
buildings should locate closer to the street and provideirig direct pedestrian
connections between the sidewalk and the primary building entrance.
Pedestrian-oriented: The ability to walk-around comfortably within Factoria is
essential to help create a neighborhood feel. Private site redevelopment that
incorporates East e/I-90 ro'ect and the FATS-recommended design guidelines,
combined with public sidewalk and street-crossing projects, will help make it easier
to get around without a car.
Mixed-use: Mixed-use structures are those that contain a number of different uses,
stacked vertically. Adopted zoning allows for a mixing of uses across much of
Factoria's commercial area. For instance, housing may be constructed atop retail
uses. ~Bth tahe Eas ate/1-90 ro'ect and the FATS Update encourage greater
utilization of this mixed-use potential.

To help achieve the vibrant neighborhood envisioned for Factoria, the-F/~date
policies that acknowledge the critical link between land use and

transportation should be im lemented. The community envisions a network of walkways
and design elements connecting the retail uses to residential neighborhoods and other

t
community activity centers

General Land Use
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In 2002, the City Council adopted a Land Use Code Amendment that allowed 51,000
square feet of new retail and 685 residential units on the Factoria Mall site, plus an
additional 100,000 square feet of retail development, contingent upon a determination of
adequate transportation system capacity through a FATS Update. The FATS Update
provides the necessary determination of transportation system adequacy to accommodate
the Mall expansion.

POLICY S-FA-29. Utilize vegetation, sensitive site planning and superior building design to
integrate multifamily and commercial development with nearby single-famdy neighborhoods.

POLICY S-FA-30. Allow Factoria Mall redevelopment to include an additional 100,000
square feet of commercial space beyond that provided for in the 2002 Land Use Code
Amendments, per the FATS Update.

POLICY S-FA-30.1. Certsidmltewhte Encoura e a attern of ffice use elec-httertslty-up
hs-g-.gt5-FAR in the area north of Factoria Mall that is visible from I-90 and contributes to a
~se scot i the gh ppioagoooidesig e ie, 'th parti i remphasiso th ma'
contribution to Factoria's pedestrian environment and the area's "gateway" location to the
Factoria commercial center.

POLICY S-FA-X-2. Encoura e the develo ment of a communi retail node at the north
end of Factoria Boulevard throu h mixed use zonin that su orts destrian activi and
transit service.

POLICY S-FA-X-3. Consider the use ofa land use incentive s stem in office and mixed use areas
that incentivizes revision of infrastructure and amenities that offer ublic benefits throu the

tential for additional floor area ratio AR and hei t.

Park, Recreation, and Open Space

POLICY S-FA-31. Provide for open space and recreation needs of residents, workers, and
shoppers.

POLICY S-FA-32. Create a series of open spaces and gathering places with visual and
walking connections along Factoria Boulevard

POLICY S-FA-33. Orient open spaces to take advantage of sunshine and temtorial views.

POLICY S-FA-34. Provide seating, weather protection, special paving, shade trees, and
landscaping.

Utilities

POLICY S-FA-35. Minimize disruptive effects of utility construction on property owners,
motorists, and pedestrians.

Critical Areas
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POLICY S-FA-36. Minimize erosion damage on slopes to protect downslope properties and
stream beds.

Transportation
Transportation recommendations in the East ate/I-90 ro'ect and the FATS Update
emphasize multi-modal mobility to guide future public infrastructure investments.

POLICY S-FA-37. Encourage interjurisdictional cooperation among the City of Bellevue, the
State, Metro, and Sound Transit on transportation concerns.

POLICY S-FA-38. Ensure that development is conditioned to satisfy future iight-of-way,
financing, and development standards as identified by the City of Bellevue.

Pedestrian and Bicycle
Pedestrian and bicycle system connectivity, as identified in the~ado ted Pedestrian and
Bicycle Transportation Pla~, is interrupted by gaps in the planned system. Pedestrian
access to transit, employment and retail/services is constrained by inadequate non-
motorized facilities on public and private land. The East ate/I-90 ro'ect and the FATS
Update identify/as improvements to sidewalks, crosswalks, paths, and private walkways that
will help fill gapa and increase accessibility.

POLICY S-FA-39. Enhance connectivity and accessibility for pedestrians and bicyclists
throughout the Factoria area.

Transit
Improving transit facilities and services is important to help residents, shoppers, and
employees get around Factoria without a car. Investments in transit, together with
pedestrian amenities, will support Factoria livability and may reduce the long-term need to
expand arterial capacity.

Amenities such as passenger shelters and trash receptacles create a more pleasant
environment for transit riders. To serve increasing numbers of transit passengers over time,
it may be necessary to enhance facilities. A recommended Factoria Station transit center on
Factoria Boulevard near SE 38th Street would provide for convenient transit access and
transfers for the many thousands of employees, residents, and shoppers within a mile of
this site

Each day, regional buses pass by Factoria on I-90 and I-405 without providing service to
Factoria. Transit freeway stations on l-90 and I-405 with pedestrian connections to the
surface streets could capture this transit service for Factoria commuters.

POLICY S-FA40. Coordinate with Metro to provide passenger shelters, where warranted,
at bus stops on Factoria Boulevard.

POLICY S-FA41. Work with Metro and adjacent property owners to develop a Factoiia
Station transit center at a location on Factoria Boulevard that is convenient to employees,
residents and shoppers

Factoria Subarea Plan



POLICY S.FA%2. Work with Metro and Sound Transit to develop freeway stations on 1-90
and I-405 to serve Factoria employees, residents and shoppers.

Roadways
A number of new projects were identified in the East ate/1-90 ro'ect and the FATS Update
to improve traffic safety and traffic flow on arterials and to enhance access to the adjacent
private parcels and to freeways. These recommended projects are catalogued and mapped
in the East Bellevue Transportation Plan.

POLICY S-FAR3. Maintain the adopted vehicular level of service on Factoria arterials,
utilizing roadway projects recommended b the East ate/I-90
ro'ect and the FATS U date.

Circulation and site access
Multiple driveways and limited connections between sites exacerbate vehicular congestion
and conflicts with pedestrians Each driveway onto an artenal creates a site for potential
vehicular/pedestrian conflicts. From both a traffic safety and pedestrian safety standpoint,
the fewer driveways along an arterial, the better.

Many parcels along Factoria Boulevard have more than one driveway. This pattern was
developed when automobile mobility was considered one of the most important objectives.
The resulting proliferation of driveways has resulted in just the opposite effect, congestion
on the arteriial that links all the businesses. With increased land development and better
transit service, there are more pedestrians using the sidewalks. At each driveway, a
motorist must watch for both pedestrians and other automobiles, but sometimes one or the
other is missed, resulting in an accident.

The FATS Update recommends a long-term strategy to reduce the number of driveways
and to enhance circulation along the commercial corridor. This strategy involves two parts:
consolidating driveway access points; and providing greater circulation between parcels.

As redevelopment occurs, or as city projects improve adjacent arterials, a parcel with
multiple driveway would be required to consolidate access points. Further, when
opportunities arise, the city could encourage adjacent property owners to combine and
share driveways. An important part of this strategy involves creating off-street connections
between parcels so that a customer, whether in a vehicle or on foot, could move along the
corridor to patronize different businesses, without having to enter the artenal. Driveway
design that incorporates traffic calming would keep arterial bypass traffic to a minimum and
create a pleasant pedestrian environment.

POLICY S-FA-44. Consolidate curb cuts/driveways as redevelopment occurs or when
public arteriial improvements are planned.

POLICY S-PA%6. Encourage adjacent parcels to develop shared driveways to reduce the
overall numbers of driveways along the arterial.

POLICY S-FATS. Provide non-arterial pedestrian and vehicular circulation both between
and within commercial parcels.

Factor/a Subarea Plari



Boulevards
Factoria Boulevard is designated as a "Boulevard" in the Urban Design Element. Both within
the right-of-way and on adjacent private development, a boulevard incorporates design
features such as gateways, street trees, colorful plantings, landscaped medians, special
lighting, separated and wider sidewalks, prominent crosswalk paving, seating, special signs,
and public art.

POLICY S-FA47. Establish Factoria Boulevard arterial streetscape standards for tree
planting, pedestrian lighting, sidewalks, crosswalks, and other urban design elements to be
applied when private property redevelops or public projects are implemented

Gateways
Visitors arriving at Factoria use three major routes: south on Factoria Boulevard at 1-90,
north on Factoria Boulevard at Coal Creek Parkway, or north on 124th Ave SE. at Coal
Creek Parkway. Gateway designs for these entry points into Factoria should be provided to
mark the transition into this special neighborhood and reinforce the Factoria identity. Street
tree plantings; pedestrian scale lights, public art, district identification signs and banner
poles; landmark features and wayfinding devices; and building placement should be
considered at each of these "gateways". A gateway can be dramatic and obvious,
sometimes including non-commercial signs, art, structures, and unique lighting. It can also
be subtle, using signs, a change in plant material or paving surface.

POLICY S-FA~. Establish gateway design standards and guidelines to create a
welcoming experience for pedestrians and motorists at the Factoria entry points on Factoria
Boulevard Apply these standards when private property redevelops and when public
projects are implemented.

POLICY S-FATS. In partnership with adjacent property owners, take incremental steps to
create mixed-use gateways and urban focal points at the following intersections along
Factoria Boulevard:

EE 37lh Pl aa 7 I hpaa77aaahm~aa 'a Villa 7

~ SE 38th Street;
~ SE 40th Lane / Factoria Mall entrance; and
~ SE 41st Place

Incorporate infrastructure improvements and implement design guidelines that will enhance
pedestrian crossings (respecting the significant traffic volumes and multiple turning
movements at these intersections), improve transit amenities, and develop an acbve
building frontage along Factoria Boulevard with direct pedestrian routes to retail storefronts
from the public sidewalk and weather protection for pedestrians.

Communi Desi n- I-90 Corridor
POLICY S-FA-XW A I desi n review for commercial office and mixed use
develo ment that romote edestrian-friendl desi n ensure vali and a sense of
ermanence romote environmental sustainabilit and create a distinct sense of lace
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POLIC S-FA-X-5. Reinforce a sense of lace that reflects the area's location on the
Mounta'ns to Sound Greenwa and em hasizes the emer in urban character of the
East ate l-90comdorb encoura in buildin andsite desi nthatincludesvisibl
reco nizable natural features such as reen walls fa ade treatments reen roofs and
abundant natural landsca in

POLIC S-FA-X-6. Promote the feelin of a ci in a ark throu h develo ment re ulations
that retain wooded reenbelts to rovide a reen backdro for office and commercial uses
and naturall buffer less intense develo ment

Community Design — Factoria Boulevard
in 2002, the City Council adopted zoning and design guidelines specifically applicable to
redevelopment of the Factoria Mall site. This is the F-1 zoning district, where the Factoria
TownSquare Design Guidelines are applicable. The East ate/I-90 ro'ect and the FATS
Update recognizes that many components of these guidelines are also applicable to the
commercial corridor along Factoria Boulevard.

The F-1 design guidelines are intended to achieve for the Factoria Mal! site what the
East ate/1-90 ro'ect and the FATS Update recommends for the Factoria Boulevard
commercial comdor - that is, a mix of transportation and land use projects that create a
more walkable urban environment.

pl e tl gF-1 th d lg g degoeso theFaot '
II t dth ~East ate/l-gc

~LUTPa dth FATEUpdatespecgcg ld ll I h theFacto'spool d
commercial corridor, would transform the comdor from an auto-oriented strip to a
commercial corridor that has a greater orientation toward pedestrians

To supplement the Urban Design Element of the Comprehensive Plan, and the guidelines
of the Community Retail Design District, specific urban design guidance for redevelopment
of Community Business-zoned properties along Factoria Boulevard should include the
following key elements:

~ Building placement
~ Parking location
~ Pedestrian environment

POLICY S-FA-50. Develop and implement design guidelines, to supplement the Community
Retail Design District guidelines applicable to new development and redevelopment on
commercial sites along Factoria Boulevard.

Building Placement
To create a walkable environment in an urban, commercial setting, the relationships
between the buildings and the public sidewalks deserve considerable attention. In such an
enwronment, buildings are located dose to or adjacent to the right-of-way, and they are
designed to invite pedestrians to the front door.

Factoria Boulevard's walkability is currently challenged by a land use pattern that generally
favors automobiles over pedestrians. In Factoria, many buildings are situated at the rear of
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the lot Seldom can one walk directly from the sidewalk to the building entry without
encountering moving vehicles, a maze of parked cars, high curbs, and overgrown
vegetation. Since everyone is a pedestrian at some point in their journey to a store's front
door, it is both good public policy and good business, to make the front door accessible to
all.

In the Community Business zoning area, Land Use Code regulations require no minimum
front-yard setback, and the F-1 zoning calls for a minimum 15-foot setback from the right-of-
way along Factoria Boulevard. To facilitate pedestrian activity, the city could establish a
maximum building setback along Factoria Boulevard for the Community Business zoning
designation. Site design should include an accessible walkway to a weather-protected main
entrance, and parking that is located on the side or rear of the building, or perhaps
underneath it.

POLICY S-FA-51. Consider establishing a maximum building setback from the right-of-way
for structures along the Factoria Boulevard commercial corndor.

POLICY S-FA-52. Allow buildings to abut the Factoria Boulevard pubhc right-of-way, so
long as there is adequate space for the arterial sidewalks.

POLICY S-FA-53. Provide building-mounted weather protection for pedestrians

POLICY S-FA-54. Provide prominent, easily identifiable pedestrian entries to individual
storefront businesses.

POLICY S-FA-55. Incorporate high quality and pedestrian-scaled materials on building
facades along public sidewalks and interior walkways.

Parking Location
The FATS Update recommends site planning that locates parking either behind the building
or on the side of the building. If parking is located behind the building, then a driveway with
directional signage would be incorporated into the site plan. If parking is located on the side
of building, and thus adjacent to the sidewalk, then a visual screen/physical bamer between
the paring lot and the sidewalk is appropriate.

As walking and transit use grow, and an increasing number of customers arrive to
businesses on foot, it may be possible to reduce the amount of parking required.

The FATS Update recommends studying reducing the minimum parking requirement if the
site is adjacent to transit service and if the development includes amenities that foster
transit use and pedestrian activity.

POLICY S-FA-56. Locate and design buildings and parking such that there is a direct
pedestrian connection between the public sidewalk and the primary building entrance.

POLICY S-FA-57. Explore providing incentives to developers on the Factoria Boulevard
commercial corridor to build underground parking that would enhance the pedestrian
orientation of a site.
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POLICY S-FA-58. Use shared parking and provide accessible pedestrian linkages across
adjacent sites.

POLICY S-FA-59. Design surface parking lots so that they are not located between the
building entrance and the public sidewalk along Factoria Boulevard, unless there is a direct
accessible pedestrian connection through the parking lot.

Pedestrian Environment
Sidewalk design should include a "buffer zone" along the curb that consists of items such as
street trees, planting strips, kiosks, street furniture, pedestrian scale lights or signage. This
buffer zone separates moving cars from pedestrians. Along the sidewalks, pedestrian
scale/style lighting should augment the high intensity lights that illuminate the street for
traffic.

Curbside parking should be provided where possible. While this is not a solution for Factoria
Boulevard, pedestrians on other adjacent streets would benefit from this parking
configuration.

Sidewalk width should be proportionate to anticipated pedestrian flows, which means that
sidewalk should be wider than the standard at transit service points

A pedestrian-oriented business distnct can be created when open spaces are incorporated
into the site design. Public plazas invite relaxation, informal gatherings, and provide visual
contrast to the buildings. Wide sidewalks provide for outdoor seating areas adjacent to
restaurants and cafes and increase opportunities for business activity when the weather is
nice. Whether as an expansion of the sidewalk or a plaza that extends away from the street,
partial enclosure by buildings, landscaping, and/or street furniture will create comfortable
public places. These spaces may be large and elaborate, or small and discrete. The design
of a plaza should include good pedestrian circulation and active ground floor uses in the
adjacent buildings. Buildings should provide weather protection using storefront awnings

POLICY S-FA-80. Establish design guidelines to create plazas and other quasipublic
spaces when private properties along Factoria Boulevard redevelop to allow space for
outside activities including cafe seating.

POLICY S-FA41. Provide pedestnan — scale lighting along Factoria Boulevard sidewalks
and along on-site walkways.

POLICY S-FA-82. Provide sidewalks along Factoria Boulevard that in places may be wider
than the City's standard 12-foot wide arterial sidewalk to comfortably accommodate
pedestrians adjacent to this busy arterial, especially near transit stops.

POLICY SWA+3. Enhance pedestrian amenities along 124th Avenue S.E., 128ih Avenue
S.E., S.E. 38th Street, and S.E. 41st Street.

POLICY S-FA-84. Encourage the coordination of amenities and development of bike racks
and pedestrian shelters in key locations.
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POLICY S-FA-66. Encourage the use of landscaping that will serve as physical and visual
buffers between pedestrians and parking areas.

The details of pedestrian infrastructure can often make or break a neighborhood's
walkability

. To minimize street crossing distances for pedestrians, curb bulbs
could be installed where pedestrian flows warrant and traffic patterns allow. Crosswalks at
controlled intersections could be constructed with special pavement to highlight the area as
a pedestrian zone.

At certain intersections where high volumes of pedestrians and vehicles converge, the
installation of countdown signals can provide some measure of certainty for pedestrians
wary of a signal that they think may change too fast.

In some locations, crosswalk enhancements and pedestrian activity may not be compatible
with a roadway's primary mission to move vehides. In this situation, a grade-separated
pedestrian crossing may be warranted. A decision to build a pedestrian bridge or tunnel
should consider factors such as topography; accidents; volumes of pedestrians and
vehicles; safety for pedestrians; origins and destinations; opportunities to create an urban
focal point or gateway; and/or opportunities for partnerships between the city, adjacent
property owners, and transit agencies

The design of a pedestrian bridge should be both distinctive and graceful, providing
convenient pedestrian access while enhancing the streetscape. Design components of a
pedestrian bridge should include visible and easily accessible connections with the
sidewalks, and architectural characteristics that are perceived as part of the public nght-of-
way and are distinct from adjacent buildings. Weather protection is desirable but should not
isolate pedestrians from the right-of-way below.

A comprehensive graphic system of information and wayfinding can help residents and
visitors akke get around in Factoria without a car. Wayfinding signage can be implemented
by the city on public land, and by private developers with large sites (Factona Mall,
heehmasmmatsse~pmo a Vill . A Factori Iki g ap co Id eh the m j ac s
points to neighborhoods, regional trails, and transit service, as well as the shortest way on
foot to a bus stop or to a favorite restaurant.

POLICY S-FA-66. Enhance pedestrian crossings of Factoria Boulevard and other Factoria
area arterials, considering such methods as: installing special paving types or markings;
providing longer pedestrian signal phases; extending curbs; installing countdown signals; or
providing pedestrian refuge islands.

POLICY S-FA-67. A pedestrian bridge may be appropriate over Factoria Boulevard at SE
38th Street, provided there is a clear demonstration of public benefit and design criteria are
fully met.

POLICY S-FA-68. Develop and implement a wayfinding system to guide pedestrians to
attractions in the Factoria area.
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ATTACHMENT B

Richards Valley Subarea Plan
Goai:
To maintain the Subarea as a green and wooded place that provides a
complementary mixture of living and working opportunities.

Discussion. The Richards Valley Subarea consists ofthree distinct districts. lVest of/-405 is
heavily vegetated and is developed with a variety ofuses — parkland, light industrial, and
multifamily. /Voodrtdge Hillis largely residential with a mixlure ofsinglefamily and multifamily
units. East of Woodridge Hill development includes a wide variety ofuses — residential, park,
warehousing, and extensive retail. Although the community recognizes the needfor maintaining
working opportunities in the Subarea, they want to ensure that the quality ofthe residential
community and natura!features (especially dense vegetation and wooded vistasj remain at a high
level.

Overview
According to most sources, Richards Valley was once part of the Duwamish Tribal Territory.
Evidence shows a village/habitation site located on or near Mercer Slough.

The earliest English speaking inhabitants of this area prior to 1900 occupied themselves
with mining, logging, and farming.

During the 1890s loggers cut large stands of timber on land now known as Woodridge Hill

and Richards Valley and into the Factoria area. Logging continued to be important into the
1920s. The railroad trestle built in 1904 serves as an important Richards Valley Subarea
landmark.

Land use patterns evolved from early timberland, logging, and farming between the 1920s
and 1950s to the current settlements of residential and commercial development.
Woodridge Hill and Richards
Valley were annexed into Bellevue during the 1960s and 1970s.

Richards Valley, an area of 1,153 acres, forms an oval beginning with 1-405 and the Lake
Hills Connector to the north, 132nd Avenue S.E. on the east, Mercer Slough on the west
and Richards Road and 1-405 converging at 1-90 to the south. Of the 1,754 housing units in
the Subarea 1,022 (58 percent) are single-family units and 732 (42 percent) are multifamily
units Th residential o ulation of Richards Valle is 4200
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Richards Valley is known for the views from Woodridge Hill and the wooded areas and
wetlands in the valley This plan focuses on protection of the treasured natural features in
the face of continued development of residential, office, and light industnal uses.

For instance, the community wants to maintain and preserve single-family neighborhoods
as the primary use especially on Woodridge Hill and Woodmoor. A mix of light industrial and
additional residential uses is appropriate in the lower elevations of the valley.

In 1987 the City Council adopted the Sensitive Area Requirements to protect sensitwe
areas in Bellevue. As a result the open use land use designation became obsolete and
during the Subarea plan review process the Citizens Advisory Committee redesignated
some 115 acres of open use land for residential or commercial uses.

Of the 1 5 million s uare feet of non-residential uses in Richards Valle half is industrial
about a uarter is office and a fifth is institutional and overnmental A roximatel 2 500
eo le work in Richards Valle Historicall three of Bellevue's subareas have had land
lannedforli htindustrialuses: Bel-Red North Bellevue and Richards Valle However

with the rezonin of the Bel-Re area in 2009 onl two subareas now have industrial zoned
lands. Richards Valle with about 110 acres and North Bellevue with about 20 acres

The Richards Valle industrial area has eas access to the freewa It is home to a wide
ran e of businesses and other si nificant uses or features includin a solid waste transfer
station and electrical substation Lack of internal street connectivit and the number of
draina e corridors streams and wetlands ose challen es to redevelo ment However
the abundance of natural features and critical areas also rovide o ortunities for
environmental enhancement over time

In 2012 the East ate/I-90 Land Use & Trans ortation Pro e East ate/l-90 ro'ect was
com lated. The stud area b unda for that ro'ect which establishes a ion -ran e vision
for the 1-90 comdor includes the industrial ortion of the Richards Valle subarea The
East ate/I-90 ro ect in ait identified strate ies that not onl ensure the continued
existence of the Richards Valle industrial area but also encoura e hi her intensit flex-
tech/research and develo ment uses and stream and ve etation corridor enhancements
The East ate/1-90 ro'ect is more full discussed in the East ate Subarea lan

Land uses in the Subarea are indicated on the Land Use Plan Map (Figure S-/f V I).

General Land Use
Policies
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I POLICY S-RV-3.

Enhance the natural environment within the industrial area b encoura in redevelo ment
to consider natural features in site desi n includin but not limited to reducin im ervious
surfaces im rovin thefunctionsofwetlands andstream corridors inco cretin natural
draina e features retainin trees andrestorin ve etated corridors.

POLICY S-RVX. Do not allow aAuto sales, auto rental, and auto leasing uses aRHset
in the Light Industnal District

POLICY S-RV-X-1. Consiht r the use of a land use incentive s stem in the Office Limited
Business area that incentivizes revision of infrastructure and amenities that offer ublic benefits
throu the otential for additional floor area ratio AR and hei t

POLICY S-RV-5. Allow recreation and community uses in and on school sites which may be
dosed in the future.

Discussion: When determining the appropriate intensity ofactivity, consider the previous use of
the school and the ability ofnearby streets to accept additional tragic. When applicable, the
community can participate in the conditional use process in deciding appropriate uses on closed
school sites.

Natural Determinants
Policies

POLICY S-RV-6. Retain the remaining wetlands within the 100-year floodplain along
Richards Creek, Kelsey Creek, and Mercer Slough for drainage retention and natural
resource park use.

Discussion: Itis important to preserve the natural environment and to retain the native habitat
for the aesthetic value andcharacter ofthe community.

POLICY S-RV-7. Protect and enhance the capability of Richards Creek, Kelsey Creek, and
Mercer Slough and their tributaries to support fisheries along with other water-related
wildlife.
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POLICY S-RV4. Retain and enhance existing vegetation on steep slopes, within wetland
areas, and along stream corridors to control erosion and landslide hazard potential and to
protect the natural drainage system.

Residential
Policies

POLICY S-RV-9. Encourage a variety of different densities and housing types in residential
areas to accommodate social and economic lifestyles changes as well as the different
stages of life.

Discussion. Ifmoderate or low-income multifmnily units are constructedin the Subarea, the sites
should be dispersed rather than concentrated in one development

Parks and Recreation
Policies

POLICY $-RV-10. Encourage the City to purchase land for parks and open space when it

becomes available.

POLICY $-RV-11. Protect and preserve publicly owned land.

Discussion. This policy refers to land set asidefor storm drainage and detention, the right-ofway
along the Lake Hills Connector, andpotential links in the trail andpark system An efficient way
to accomplish this isfor the City to purchase properties or parts ofproperties protected by the
City's Sensitive Area Regulations.

Transportation
Policies

POLICY $-RV-12. Develop a safe integrated on and off-street nonmotorized system
emphasizing connections to schools, parks, transit, and other parts of Bellevue.

Discussion'ichards Valley needs many nonmotorized improvements. These include better access to
the schools, parks, and transit service. Because ofits central location to other parts ofBellevue (such
as Downtown, and the Kelsey Creek and Mercer Slough Parks), u is importantfor the off street trail
system to connect safely to the on-streetfacilities.

POLICY S-RV-13. Provide better pedestrian access and views of Richards Creek, Kelsey
Creek, and Mercer Slough.

Discussion: While pedestrian and visual access is important, it should be balanced with the need
to develop sites sensitively and in accordance with Sensitive Area Regulations.
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POLICY S-RV-14. Promote development of a nature trail between the Lake Hills Connector
and Kamber Road near Richards Creek.

Discussion: The nature trail shouldprovide the public with views and walking opportunities m
this unique andjagile area. The trail should be compatible with the environmentally sensitive
areas along the creek.

POLICY S-RV-15. Consider interim solutions for nonmotorized improvements until major
improvements can be made.

Discussion: Use the City's Overlay Program, Minor Capital Projects Fund, Neighborhood
Enhancement monies, or other sources to provide interim solutions when practical. When
appropriate, consider constructing sidewalks on only one side ofthe street

POLICY S-RV-1 6. Encourage improved Metro transit service to and from key points in the
Richards Valley Subarea.

Discussion: Metro shouldprovide better transit service in the Richards Road corridor to Bellevue
Community College, Eastgate, Factoria, the downtowns ofBellevue and Seattle, and the
University of Washington.

POLICY S-RV-17. Plan for the long-range traffic related facility needs in the Richards Valley
Subarea including designated arterial, feeder (collector), and residential streets.

Discussion. The East Bellevue Transportation Study will include an evaluation ofRichards
Valley's arterialfacility needs on Richards Road including the impacts ofnew development on
the transportation system.

POLICY S-RV-18. Minimize access to the Lake Hills Connector when considering new
development near the Connector.

POLICY S-RV-X-2. Enhance the destrian and bic cle environment alon East ate Wa
b constructin sidewalks bike lan s and other features to im rove safet

Utilities
Policies

POLICY S-RV-19. Encourage the combination of utility and transportation rights-of way in
common comdors and coordinate utility construction with planned street and bike lane
improvements which could result in a more efficient allocation of funds.

POLICY S-RV-20. Use common corridors for new utilities if needed.

Discussion: Ifnew power lines are neededin the Subarea, they should be developed in areas that
already contain power lines, rather than causing visual impacts in new areas.

POLICY S-RV-21. Improve the appearance of public streets and power line rights-of-way.
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POLICY S-RV-22. Encourage the undergrounding of utility distnbution lines.

Community Design
Policies

POLICY S-RV-X-3. A I desi n review in the Office Limited Business area that romotes
destrian-friendl desi n ensure vali and a sense of rmanence romote

environmental sustainabilit and create a distinct sense of lace

POLICY S- RV-XX. Reinforce a sense of lace that reflects the area's location on the
Mountainsto Sound Greenwa and em hasizestheemer in urban characterof the
East ate 1-90 conidor b encoura in buildin and site desi n that includes visibl
re nizable natural features such as reen walls fa ade treatments reen roofs and
abundant natural landsca in .

POLICY S- RV-X-5. Promote the feelin of a cit in a ark throu h develo ment re ulations
that retain wooded reenb Its to rowdea reenbackdro foroffice and industnaluses and
naturall buffer less intense develo ment.

POLICY S-RV-23. Disturb as little of the natural character as possible when improving
streets and arterials.

Discussion: The Lake Hills Conneclor is an example ofusing natural vegetation along the street
Pontage andin the median.

POLICY S-RV-24. Encourage the retention and enhancement of special features
such as unique open spaces, landmarks, and

viewpoints.

Discussion: In Richards Valley the stream and wetlands qualify as unique open space, the
railroad trestle as a landmark and the viewfrom Woodridge School grounds as a designated
viewpoint.

POLICY S-RV-25. Encourage the retention of vegetation during the clearing, grading, and
construction processes to screen development from nearby residential neighborhoods.

POLICY S-RV-26. Require design review for areas along Richards Road in order to ensure
that site and building design of commercial and multifamily uses in the valley are in
character with the nearby single-family neighborhoods.

Discussion: Commercial and multifamily development should be screened to provide a visual
separation from the road Ifdevelopment cannot be screened, building height, bulk color, and
roofline design should be compatible with the development allowed in the nearby singlefamily
community. Use design review to accomplish this.

In addition, use the Richards Creek Sensitive Area as an amenity when designing sites.
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POLICY S-RV-27. Development along Richards Road should preserve and maintain the
green and wooded character of the Richards Road comdor.

POLICY S-RV-28. New development, including single-family development, should install
landscaping which provides a dense visual vegetative screen along Richards Road. The
planting should be an amenity to those who travel, live, and work along Richards Road.

POLICY S-RV-2S. Encourage the site and building design of commercial and multifamily
use on Woodridge Hill to be in character with the nearby single-family neighborhood.

Discussion. Building height, bulk, color, and roofline design should be compatible with the
development allowed in the nearby single-family community. Use design review to accomplish
this.

POLICY S-RV-30. Develop areas designated for light industrial uses with sensitivity to the
natural constraints of the sites.

POLICY S-RV-31. Encourage screening of rooftop machinery from view at ground level.
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Eastgate Subarea Plan
Goat:

ATTACHMENT C

To preserve and promote the accessibility and appearance of residential
neighborhoods, local amenities, and business establishments within the Subarea.

Discussion. The Subarea is mostly developed. It is important that subsequent development and
redevelopmentimproves thefunction and appearance ofthe various land uses and that they are
compatible with each other

Overview
The Eastgate Subarea provides a gateway for south Bellevue and an axis for travel
between the Eastside and metropolitan Seattle. Rolling tree- and house-covered hills on
either side of the I-90 corridor surround a major commercial interchange located at the
center of the Subarea.

Convenient access makes the Eastgate Subarea a desirable place to live and work Jobs,
stores, schools, churches, parks, and trails all are within easy walking distance of each
other. As one of Bellevue's older areas, the Subarea contains established residential
neighborhoods, many with attractive views. Combined, these amenities have greatly
enhanced the quality of life for the Subarea's residents and business owners alike.

The Eastgate Subarea encompasses approximately 1,500 acres. Its boundaries are 137th
Avenue S.E. to the west, S.E. 23rd Street to the north, 168th Avenue S.E. to the east, and
S.E 41st Street to the south. With the East ate annexation in 2012 all of the subarea is
t~ithi Cit i it .

The I-90 business corridor covers 10 percent of the subarea~ and is home to major
corporations, high technology industries, and community shopping areas. When combined
with the ad acent Factoria commercial core the area is the third lar est em lo ment area in
the citeh The comdor, whichhas developed rimaril since1980
owes its success to the area's accessibility to I-90 and its proximity to major urban centers.

The Eastgate Plaza Shopping Center, which serves the large
residential neighborhoods in and near the Subarea, also is are located in this corridor. The
area north of the I-90 corridor features iarge and small parks; a deep, wooded ravine; about
160 acres of publicly-owned land; and numerous public facilities such as churches,
go e tag l eood~Bette ueColl e

front-the-freeway-.Parks, schools, and churches also are found within the Subarea on both
sides of 1-90.
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In 2012 the East ate/1-90 Land Use & Trans ortation Pro ect East ate/1-90 ro'ect was
com leted The stud area boundaries of that ro ect which establishes a ion -ran e
vision forthe 1-90 business corridor incor orate much but not all of the East ate
ubarea as well as ortions of the Factoria and Richards Valle subareas

The East ate/1-90 ro'ect su orts chan es intended to ca ure market demand im rove
trans ortation conditions address concerns of the em lo ment sectoras well asthe

eneral ublic and osition the corridor to row racefull over time It includes the
followin ke elements.

~ It builds on the success of the comdor as a ma'or em lo ment and office center b
addin ca acit for additional office rowth and allowin a rea er mix of su ort
retail and service uses

~ It establishes a mixed-use Transit-Oriented Develo ment center around the transit
center and south of Bellevue Colic e A substantial ortion of the future office and
residential rowth in the corridor is ex ected to occur at this location

~ It increases o ortunities for residential develo ment in the comdor to add vibranc
to the area rovide housin in roximi to Bellevue Calle e and laces of work
benefit from existin transit service and su ort nearb retail u es

~ It seeks to enhance Bellevue Calle e's visual resence and connections to the

~ It romotesthe Mountains-to-SoundGreenwa b su ortin thedevelo mentofthe
Mountains-to-Sound Greenwa trail throu h Bellevue and b inca cretin
sustainable desi n and abundant natural landsca in into the built environment

~ It identifies modest but effective motorized and non-motorized trans citation
im rovementsthatma beaccom lished throu h artnershi s with othera encies

~ It su rts increased floor area ratios and buildin hei hts throu hout the comdor to
meet demand for continued ob and economic rowth

This Subarea Plan rovides a framework for Land Use Code amendments that will

im lement the vision of the East ate/1-90 Land Use & Trans ortation Pro'ect as
summarized above.
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t Land Use
Policies

POLICY S-EG-X1. Focus East ate rowth into a mixed use cen er ad'geant to the
East ate Transit Center with reater hei ht and intensi than the surroundin area.

POLICY S-EG-X2. Establish a edestrian-oriented street that rovides a communit laza
and allowsfor connections between Bellevue Colic e the East ate Park and Ride and the
office retail and residential develo ment in the transit-oriented develo ment center.

POLICY S-EG-1. Encourage office and retail land uses that take advantage of the freeway
acces,ta as serac d -moto'*edtra s ortega alternatives th Id~overset
impacting adversely-thmesidential neighborhoods.

Discussion'ntense once development can generate adverse traffic impacts and block residential
views. Site design also can impact residential quality. To support this policy, ojffce and retail
d Ip r hddh mmm~lld*i d theat *pdhl hh ~id
neighborhoods and be oriented around a multi-modal trans rtation s stem that reduces
vehicular con estion and tra c im cts.

PGLICVE EGE E go~therm ti noire t ts and th m erci I th t

t serve I I mere identd d'acent t office
development to enhance the mix of uses within walkin distance of em lo ment areas. and

Discussion'he reason for encouraging restaurants and other commercial services within once
developments is to reduce vehicular tragic between the offrce parks and retail areas Retail areas
are intended ro serve primarily local needs.

Environment
Policies

POLICY S-EG-3. Protect the Vasa Creek riparian corridor from development to improve
water quality, fisheries, and provide open space.

Discussion: The Vasa Creek riparian corridor has major segments that remainin a natural state.
This creek ts one ofthefew natural areas left in the Subarea and should be protected pt trail
along the creek may be possible ifenvironmental impacts can be avoided.

POLICY S-EGA. Ensure that increases in im ervious surface area or stormwater runoff will
not increase the uant'r worsen the 'tormwater quality entering
public drainage systems, streams, and-Phantom Lake Lake Washin ton and Lake
Sammamish

Discussion: Construction activities should control erosion and sedimentation. This could include
seasonal limitation on grading activities, natural vegetative jiltration, and use ofthe best available

Eostgare Suborea Plan



technology Storm water qualityfrom developments should be improvedprior to discharge into the
public drainage system.

POLICY-S-KG-K-3. Ex lore sub-re 'anal stormwater detention as a future st to rovide a more
effective a roach to stonnwater control and miti ation and to achieve broader environmental benefits
throu coordinated treatment and detention across multi le ro erties

Residential Development
Policies

POLICY $-EG-7. Maintain single-family housing as the predominant residential land use in
the Subarea in land area and appearance.

POLICY S-EG-8. Limit multifamily heusittg-z~onin to locations accessible directly from
arterials, as depicted on the Land Use Plan (Figure S-EGU).

POLICY S-EG-1IL Muftifamily housing may be appropriate to separate office and retail land
uses from single-family neighborhoods or as a art of mixed use develo ments where there
is close roximit totransitornei hborhood-servin commercialuses with as ecial
em hasis on meetin the housin needs of Bellevue Colic e

POLICY S-EG-11. Encourage more opportunities for affordable housing in the Subarea by
maintaining and rehabilitating existing housing stock.

Trans ortation and Circulation
Policies

POLICY S-EG-9. Discourage multifamily and commercial traffic from passing through local
streets in single-family neighborhoods.

POLICY S-EG-12. Consider allowin a reduction in arkin re uirements where it is
ossible to do so because of roximit to transit.

Eastgate Subarea Plan



POLICY S-EG-14. Improve safety convenience and access b nsurin that internal
circulation s stems are inte rated with the street s stem to im rove multi-modal mobili
within and between develo ments

POLICY S-EG-XX. Collaborate with the Washin ton State De artment of Trans ortation to
relieve con estion created b vehicles enterin and exitin Interstate 90.

l POLICY-S-EG-X-5. Develo the Mountains to Sound Greenwa trail throu the subarea to ovide
leasant safe non-motorized facilities that ovide local and re 'onal connections.

Discussion: the Afountains to Sound Greenw trail connects the Pu et Soiotd with central
Washin on alon l00 miles o I-90 Within Bellevue there is a 3 mile a throu h the East ate area

om Factoria to Bellevue ci limits Closin this will rovide a trans rtation and recreation
resource that wil! bene «East ate residents visitors and businesses

POLICY S-EG-1 6.
. Im rove connectivit within the subarea for edestrians and

bic cles where o ortuniti sexist b inte ratin landuses im rovin roadwa safet forall
modes of travel and linkin commercial office arks and ublic s aces with trails and

POLICY S-EG-16. Encourage improvement of transit 44etre-facilities and service to and
from key points in the Eastgate Subarea.

Discussion: I4Z Place SE should be established as a e uent transit network corridor that
rein crees the Transit Oriented Develo ment Area enhances bus service connections to Bellevue
Calle e and is desi ed to serve as a atew eature or the area. In aa'dition it m be

ossible to serve more rts o the Subarea and to serve the Subarea more e cient! workin

Eastgote Subarea Plan



with tner a encies and or anizations

Community Design
Policies
POLICY S-EG-1 8.

Reinforce the area's location on the Mountains to Sound
Greenwa accentuate East ate as a ma'or ent into Bellevue and em hasize the
emer in urban character of the East ate 1-90 corridor throu h the a lication of land use
re ulations ublicamenit incentives and desi n uidelines

POLICY S-EG-19. Provide raceful ed es and transitions between more intense
develo ment and existin residential land uses b maximizin Maxistiiae the use of existing
vegetation and topography to sepatateatid-buffer and maintain com atibilit between
different land uses throu h land use re ulations

POLICY S-EG-X-6. Consider desi n review for commercial office and mixed use
develo ment that romotes edestrian-friendl desi n ensures uabt and a sense of
ermanence romotes environmental sustainabilit and creates a distinct identit .

POLICY S-EG-20. Preserve the view amenities of adjacent single-family neighborhoods as
development and redevelopment occurs.

POLICYggegt.Do agee d atop toom eto kt gext t g lewd~edge
~saces.

POLICY S-EG-22.
u ort the overall sustainabilit and reen identit of the 1-90 conidor

consistentwiththeMountainsto Sound Greenwa b includin vi ibl reco nizable natural
features in ublicand rivatedevelo ment. Exam les include butarenotlimitedto reen
walls fa ade treatments reen roofs retained native ve etation and abundant natural
~ta d o

Eastgate Subarea Pion



t POLICY S-EG-24. Diminish the effect of roofto e ui ment on views from residential areas
~bre ul'sisn-roost pequlpmenttob lo -profrleda de caned to atchthe
building's exterior color, building materials, and styles.

POLtCYS-EG-26. Malntal the Suba ea's predomnantly treed kypne a~dance a e
reservation of existin stands of trees and landsca in .

POLICY S-EG-27. Encourage the State Department of Transportation to provide
landscaping that clarifies access patterns and improves the appearance of their properties.

POLICY S-EG-28.
. Create communit character in commercial

office and mixed use develo ment throu h the use of standards and incentives that su rt
ublic art street li htin landsca in distinctive buildin desi n and edestrian-oriente

~d

POLICYS-EG-X-7. Encoura ethedev lo mentof ad namic ublicrealmb inte ratin
ublicl accessible lazas o en s aces and other atherin s aces within rivate

develo ment in commercial office and mixed use areas

Parks and 0 enS ace
Policies

POLICY S-EG-X-8. Inte rate a s stem of arks recreational facilitie and o n s aces
that will benefit surroundin nei hborhoods and hei create an environment that su orts

Eostgote Suboreo Pion



POLICY S-EG-X-9 Create and encoura e an interconnected s stem of non-motorized
trails as a art of ublic and rivate develo ment within the subarea that will link communit
amenities rovide recreational o ortunities and offer trans ortation benefits

POLICY S-EG-X-10. Develo local connections to the Mountains to Sound Greenwa throu the
subarea in order to enhance the trail as a local and re 'anal recreational asset.

Coordination and Partnershi
Policies

POLICY S-EG-X-11. Coordinate with Bellevue Colic e the State of Washin ton the
Mountains to Sound Greenwa Trust count and re ional a encies the rivate sector and
others to im lement the desired land use and trans ortation chan es in this subarea lan

POLICY S-EG-X-12. Su ort the evolution of Bellevue Colic e accordin to its institutional
mission and encoura e cam us rowth that is h sicall and functionall inta rated into
surroundin land uses.

Planning District Guidelines
Policies

Planning District 1

POLICY S-EG-29. Retain significant vegetation and supplement vegetation on the steep
slope along the southeast edge of Kamber Road between 137th Avenue S.E. and S.E 24th
Street.

Eastgate Subarea Plan



t
POLICY S-EG-34. Designate the 10.5 acre site northwest of the 1-90 Business Park, known
as the Old School District property, Single-family Urban Residential.

Discussion: At the reclassification stage particular attention should be given to the mi tigation of
traffic impacts to the ajd acent residential neighborhoods that could resultfrom the site 's

development. Multiple access points should be considered in order to disperse tra5c.
Alternatives to access from S.E. 26" Street/158th Avenue S.E. should be pursued.

POLICY S-EG-35. Designate the 4-acre Saint Andrews Church property and the northern
9.5 acres of the Latter Day Saints Temple property as Single-family High-density (SF-H).

Discussion The development ofcongregate care senior housing, nursing home, or affordable
housing may be appropriatefor the site. A conditional ttse permit should be reguired to insure
compatibihty with adjacent development and insure that it is in keeping with the character ofthe
Subarea Midtifamily Low density may be appropriatefor a rezone only to accommodate
congregate care senior housing, nursing homes, or affordable housing.

Planning District 2
POLICY S-EG-30. Retain sufficient vegetation on the eastern side of the Sunset property to
visually
buffer Bellevue Community Coilege.

POLICY S-EG-3T.
creen industrial develo ment from residences to the north of

Kamber Road from li ht industrial develo ment with a landsca ed buffer.

POLICY S-EG-38. Protect the surrounding neighborhoods from future development in the I-

90 Business Park by observing transition area requirements from residential uses as well as
maintaining landscape buffers.

Discussion. Encourage retention ofstgntftcant open space in the 1-90 Business Park in
conj uncti on with utilization ofthe remaining Developmentpotential. Apply the OLB-OS
designation in support ofthis policy. /Amended Ord. 5392j

Eostgote Suborea Plan



POLICY S-EG-X-13 Rezone master lanned areas in District 2 to be consistent with the underl in
Land Use desi ation and im lement the East ate Land Use and Trans ortation 't vision when
existin concomitant a ements affectin the site are rene otiated or re gled and u on a oval of
a new Master Devel ment Plan

Discussion. Lar e master !armed ro'ects in East ate are sub ect to Master PlatvDesi Review
re uirements and conditions associate with concomitant zonin a eements that revent
im lementation o zonin consistent with the East ate Land Use and Trans rtation Pro'ect
vision Portions o the Sunset Cor orate corn us sub'ect to concomitant a cement 14463 and
the area enerall associated with the 1-90 Cor orate C us sub'ect to concomitant
a eements 6015 11390 and 3321 7 should onl be rezoned when the ezistin concomitant
a eements are rene otiated or re gled

POLICY S-EG-X-14. Encoura e a mixed use area between Bellevue Colle e snd 1-90 into a
watkabl transit-oriented center at the level of intensi needed to create a vibrant mix of offices
residences and locall -servin sho s and restaurants that are urban in character

POLICY 6-EG-X-15. Retainnei borhood-servin commercial uses throu

flexible
zoni that

allows a rich combination ofnei borhood retail and services

POLICY S-EG-X-16. Consider the use of a land use incentive s stem in office and mixed use
areas that incentivizes rovision of in&asttucture and amenities that offer ublic benefits throu the

otential for additional floor area ratio AR and hei t

Eastgate Subarea Plan
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CITY OF BELLEVUE, WASHINGTON

ORDINANCE NO. 4010

AN ORDINANCE reclassifying approximately 82.5 acres
of property bounded on the south by S.E. Eastgate
Way; on the north by Kamber Road; on the east by
Bellevue Community College; and on the west by
Puget Power transmission lines in the Eastgate
Subarea in the City of Bellevue, commonly referred
to as the Sunset properties, on application of
Father R.J. Sullivan and R.R. Lee, Sr.

WHEREAS, the applicants Father R.J. Sullivan and R.R. Lee, Sr. by
David Victor (Wright Runstad and Company) filed an application for
reclassification of approximately 82.5 acres of property from R-10/C,
R-30/C and CB/C to OLB and R-10 with conditions, which property is
bounded on the south by S.E. Eastgate Way; on the north by Kamber Road;
on the east by Bellevue Cotmnunity College; and on the west by Puget
Power transmission lines in the Eastgate Subarea in the City of
Bellevue; and

WHEREAS, on January 19, 1989, a public hearing was held thereon
before the Hearing Examiner Pro Tem for the City of Bellevue upon proper
notice to all interested persons; and

WHEREAS, on February 10, 1989, the Hearing Examiner Pro Tem issued
his Findings and Recommendation recommending conditional approval of
said application and made and entered findings of fact and conclusions
based thereon in support of his recommendation; and

WHEREAS, the Department of Public Works filed an appeal of the
Findings and Recommendation of the Hearing Examiner Pro Tem dated
February 10, 1989; and

WHEREAS, pursuant to a Joint Motion to Reopen the Record submitted
by the City of Bellevue and Wright Runstad on behalf of the applicant,
the Hearing Examiner Pro Tem issued an Order on Joint Motion to Reopen
Record dated March 30, 1989 for the limited purpose of providing the
Hearing Examiner with evidence necessary to resolve certain issues
relating to child-care and child-care facilities and to provide
clarification of his findings and recommendation with regard to roadway
improvements; and

WHEREAS, on April 14, 1989, the Hearing Examiner Pro Tem issued his
Supplemental Findings and Recommendation which amended his Findings and
Recommendation of February 10, 1989; and

WHEREAS, the Department of Public Works withdrew its appeal of the
Hearing Examiner's Findings and Recommendation; and

Drew Folsom (425) 452-4441  dfolsom@bellevuewa.gov
Text Box
Attachment 2
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WHEREAS, on May 22, 1989, the City Council considered the Hearing
Examiner Pro Tem's Findings and Recommendation for conditional approval
of the rezone application as amended by said Supplemental Findings and
Recotmaendation; and

WHEREAS, the City Council has reviewed the record before the
Hearing Examiner Pro Tem in this matter and concurs with his
recommendation to conditionally approve the application, as modified by
the supplemental recommendation of the Hearing Examiner Pro Tem, and
concurs in the findings of fact and conclusions upon which said
recomendation and supplemental recommendation are based; and

WHEREAS, the City Council desires to enter additional findings of
fact and conclusions regarding certain issues; and

WHEREAS, the City has complied with the requirements of the State
Environmental Policy Act and the Bellevue Environmental Procedures Act;
now, therefore,

THE CITY COUNCIL OF THE CITY OF BELLEVUE, WASHINGTON, DOES ORDAIN AS

FOLLOWS:

Section 1. The City Council adopts the findings of fact and
conclusions based thereon made and entered by the Hearing Examiner Pro
Tem in support of his recommendation to the City Council in this matter
as set forth in the "Findings and Recommendation of the Hearing Examiner
Pro Tem for the City of Bellevue In the Matter of the Application of
Father R.J. Sullivan and R.R. Lee, Sr. by David Victor (Wright Runstad
and Company) for a Reclassification of Zoning, File No. HE/REZ 88-2659"
dated February 10, 1989 and as modified by the Hearing Examiner Pro
Tem's "Supplemental Findings and Recommendation of the Hearing Examiner
Pro Tem for the City of Bellevue In the Matter of the Application of
Father R.J. Sullivan and R.R. Lee, Sr. by David Victor (Wright Runstad
and Company) for a Reclassification of Zoning, File No. HE/REZ 88-2659,"
dated April 14, 1989, except insofar as they are inconsistent with the
Findings and Conclusions set forth in Sections 2. and 3. of this
Ordinance.

Section 2. The City Council enters the following additional
findings of fact:

A. A condition of the Hearing Examiner's recommendation required
that twenty-five percent of the housing units on the property be
set aside for persons of moderate and median income.

B. The June, 1988 Housing Study produced by the City of Bellevue
indicates that the City can expect a significant increase in the
number of households in the city by 2000, and that many of these



4155c
06-01-89

households will meet HUD guidelines for low, as well as moderate
and median, income households.

C. Comprehensive Plan, Section 21.G.105.A.1 provides that the
City should encourage a variety of housing opportunities for those
with special needs.

Comprehensive Plan, Section 21.G.105.C provides that "...
assisted housing for the economically disadvantaged should be
provided within Bellevue in a manner which is accepted by all
residents."

Comprehensive Plan, Section 21.G.105.E provides that the City
ensure adequate housing is available for families with children,
who often have limited economic means.

Comprehensive Plan, Section 21.G.120. A,l provides that it is
a goal of the City to increase housing opportunities within the
city.

Comprehensive Plan, Section 21.5.100 provides as a goal that
the City maintain and enhance a quality living environment
regardless of economic status.

Comprehensive Plan, Section 21.S. 450 provides that "the City
shall encourage and promote the availability of diverse quality
housing opportunities for people, regardless of their economic
status."

D. Based on local and national studies, the Planning Staff
determined that employee population on the property when developed
would create a demand for 60 to 120 child care slots, and the
resident population would create a need for 21 such slots.

E. Comprehensive Plan 21.S.140 provides that it is a city goal
to support child care services throughout the City.

Comprehensive Plan 21.S.145 provides that the City should
encourage the provision of child care services that are convenient
to the home and workplace.

Comprehensive Plan 21.S.500 provides the City should
encourage the provision of services to meet the needs of
single-parent families.

Section 3. The City Council enters the following additional
conclusions:
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A. There is a demonstrated need for housing in the city of
Bellevue for persons of low, moderate and median income,

B. The goals and policies of the Comprehensive Plan support a
condition requiring that a portion of the new housing on the
property be committed to be available to persons of low, moderate
and median income. Ten percent of the total housing each for
persons of low and moderate income, and five percent for persons of
median income, is appropriate.

C. The project should provide services to meet a reasonable
portion of the child care needs resulting from the project.
Between 50 and 80 child care slots is a reasonable number to be
provided.

Section 4. The following described property is hereby reclassified
from R-10, R-30 and CB with conditions to OLB and R-10 with conditions
as follows:

PARCEL A

That portion of Section 10, Township 24 North, Range 5 East,
W.M., in King County, Washington, described as follows:

Commencing at the west quarter corner of said Section 10,
from which point the northwest corner of said Section 10
bears N01'26'24"E; thence SBB'33'04"E, along the east-west
center of section line of said Section 10, a distance of
1661.94 feet to the southeast corner of the west half of the
southwest quarter of the southeast quarter of the northwest
quarter of said Section 10; thence N01'18'59"E, along the
east line of said west half, 664.29 feet to the north line of
said southwest quarter of the southeast quarter of the
northwest quarter of said section; thence SBB'35'25"E, along
said north line, 222.05 feet; thence N01'20'28"E 150.00 feet
to the TRUE POINT OF BEGINNING; thence continuing N01'20'28"E
51 4. 44 feet to the north line of the northwest quarter of the
southeast quarter of the northwest quarter of said
Section 10; thence SBB'37'47"E 109.48 feet to the west line
of the east half of the northeast quarter of the northwest
quarter of said Section 10; thence N01 17'30"E 646.27 feet to
the southeasterly margin of 139th Place S.E., said point
being on a 603.14 foot radius circular curve to the left,
from which point the center of said curve bears N13'04'01"W;
thence northeasterly, along said curve through a central
angle of 40'56'35", an arc distance of 431.00 feet to a point
of tangency; thence N35'59'24"E 29.05 feet to the west line
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of the east 300.00 feet of said east half; thence
S01'l4'32"W, along said west line, 246.84 feet to the north
line of the southeast quarter of the northeast quarter of the
northwest quarter of said Section 10; thence S88'40'08"E,
along said north line, 300.00 feet to the northwest corner of
the southwest quarter of the northwest quarter of the
northeast quarter of said Section 10; thence S88'15'04"E,
along the north line of said subdivision, 670.09 feet to the
northeast corner of said subdivision; thence S01'18'44"W,
along the east line of said subdivision and its southerly
prolongation, 1,167.32 feet to a point which bears
SBB'56'04"E from the TRUE POINT OF BEGINNING; THENCE

N88'56'04"W 1,442.64 feet to the TRUE POINT OF BEGINNING.

Containing approximately 37.8766 acres, more or less.

Said PARCEL A is rezoned to R-10 with conditions as set forth
in that certain Concomitant Zoning Agreement hereinafter referenced.

PARCEL 8

That portion of Section 10, Township 24 North, Range 5 East,
W.N., in King County, Washington, described as follows:

Commencing at the west quarter corner of said Section 10,
from which point the northwest corner of said Section 10
bears N01'26'24"E; thence SBB 33'04"E, along the east-west
center of section line of said Section 10, a distance of
1661.94 feet to the southeast corner of the west half of the
southwest quarter of the southeast quarter of the northwest
quarter of said Section 10 and the TRUE POINT OF BEGINNING;

thence N01'18'59"E, along the east line of said west half,
664.29 feet to the north line of said southwest quarter of
the southeast quarter of the northwest quarter of said
section; thence SBB'35'25"E, along said north line, 222.05
feet; thence N01'20'28"E 150.00 feet; thence SBB'56'04"E
1442. 64 feet to the east line of the west half of the
southwest quarter of the northeast quarter of said Section
10; thence S01'18'44"W, along said east line 590.00 feet to a
point on the northerly line of that certain tract of land
conveyed to King County by instrument recorded under King
County Recording No. 7806090312; thence generally
southwesterly, along said northerly line; the following
courses and distances: thence SBO'52'57"W 0.12 feet; thence
N01'18'32"E 51.72 feet; thence N88 41'28"W 60.00 feet; thence
S01'18'32"W 50.00 feet; thence NBB'41'28"W 13.00 feet; thence
S34'10'42"W 68.29 feet to a point on a 235.08 foot radius
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circular curve to the left, from which point the center of
said curve bears S29'33'22"E; thence southwesterly, along
said curve, through a central angle of 34'26'52", an arc
distance of 141.34 feet to a point of reverse curvature and
the beginning of a 420.00 foot radius circular curve to the
right; thence southwesterly, along said curve, through a
central angle of 65 18'46", an arc distance of 4?8.77 feet to
a point of tangency; thence N88'41'8"W 93.62 feet; thence
S01'18'32"W 437.12 feet; thence S41'18'39"W 32.73 feet to a
point on the northerly margin of the FL 5 Frontage Road as
delineated on sheets 3 & 4 of 25, SR 90 Right-of-Way,
Richards Road to Lake Samaamish as approved June 12, 1969;
thence westerly, along said northerly marqin, N85 46'25"W
966.70 feet to a point which bears S01'18 59"W from the TRUE
POINT OF BEGINNING; thence N01'18'59"E 586.80 feet to the
TRUE POINT OF BEGINNING.

Containing approximately 44.6734 acres, more or less.

Said PARCEL B is rezoned to OLB with conditions as set forth
in that certain Concomitant Zoning Agreement hereinafter referenced.

This reclassification from R-10, R-30 and CB with conditions
to OLB and R-10 with conditions is conditioned on full compliance by the
owners of said property and their heirs, assigns, grantees or successors
in interest with the terms and conditions of that certain Concomitagt
Zoning Agreement which has been given Clerk's Receiving No. ~+~
and which is adopted by reference into this ordinance as if st were
fully set forth herein.
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Section 3. This ordinance shall take effect and be in force five
days after its passage and legal publication.

ty Council this W day of
8 uthentication of &ts passage t s ~ ay

, 1989.

Approved as to form:
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Proposed NGPE (full site view) 
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Proposed NGPE (zoomed in view) 
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MEMORANDUM  

Date: February 5, 2020 TG: 1.20002.00

To:  Molly Johnson, PE, City of Bellevue 

From:  Michael Swenson, PE, PTOE & Darwin Li, PE – Transpo Group 

cc: Dan Lipnick, M-M Properties 

Subject: Bellevue Lot 10 Rezone Traffic Analysis  

 
This memorandum summarizes the traffic analysis conducted for the proposed rezone of the 
Bellevue Lot 10 project located in Eastgate neighborhood in Bellevue, Washington. An overview of 
the proposed project description, estimated trip generation, operations analyses methodology and 
findings, and conclusions are provided in the following section. The scope of this analysis and 
methodology utilized for the analysis is consistent with previous rezone studies conducted in the 
Eastgate area. 

Project Description 

The project site’s address is 3002 139th Avenue SE, 98007 and is located west of Snoqualmie 
River Road and directly north and adjacent to the Eastgate Park and Ride in the Eastgate 
neighborhood. The site is currently vacant. Under the proposed rezone, the future development 
could include a variety of uses such as a hotel, residential market rate, residential student housing, 
or any allowed use in the zone. For purposes of this analysis, a 250 mid-rise multifamily unit 
project was assumed. Other alternatives such as student housing would have lower trip rates than 
conventional housing options. As such the traffic analysis was conducted assuming the market 
rate residential use. The density assumed in this analysis is based on conceptual plans that take 
into account numerous site constraints. The specific development yield would be defined through 
the design review process. The site location is shown in Figure 1. 
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Figure 1. Site Vicinity 

Trip Generation 

Trip generation for the residential use was estimated based on current trip rates from the 
Transportation Impact Fee Rates & Trip Rates by the City of Bellevue, effective 1/1/2020. The 
development is located adjacent to the Eastgate Park and Ride. As such, based on conversations 
with City staff, the Multi-Family Mid-Rise – Downtown/TOD land use trip generation rates were 
applied to the project. For Land Use #222 (Downtown/TOD), a trip rate of 0.19 trips per dwelling 
unit is referenced during the PM peak hour. The inbound percentage of 61 percent was referenced 
from the Trip Generation Handbook, ITE, 10th Edition (2017). Table 1 below summarizes the 
estimated net trip generation of the proposed residential use. 
 

Table 1. Trip Generation (PM Peak Hour) 

Land Use Rate In % Inbound Outbound Total Trips 

Multifamily (Mid-Rise) (Downtown or TOD) 250 DU 61% 29 19 48 

 
As shown in Table 1, the residential development is estimated to generate 48 net new PM peak 
hour trips; with 29 inbound and 19 outbound during the peak hour. 

Analysis Methodology 

The transportation analysis conducted to evaluate the potential impacts associated with this 
proposed rezone was prepared consistent with the methodology presented in the Eastgate 
Transportation Study (June 27, 2019) and the recently submitted Eastgate Office Rezone Project1. 
That analysis was primarily focused on vehicle level of service (LOS) per Bellevue’s Multimodal 

 
1 Eastgate Office Rezone Analysis Memorandum. October 8, 2019. Transpo Group. 
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Level of Service (MMLOS) Metrics, Standards and Guidelines. In general, the study reports 
Volume/Capacity ratios (V/C) for individual intersections and average vehicle speeds along key 
corridors within the Eastgate study area. The following describes the key methodology and 
analysis assumptions. 
 
VISSIM Model 
The analysis conducted for the Eastgate Transportation Study utilized VISSIM, a microscopic 
simulation model. The City of Bellevue’s Baseline 2035 PM Peak Hour VISSIM model was 
obtained from the City’s consultant team and was used for the following: 
 

• Obtaining future baseline 2035 traffic volumes  

• Referencing future travel patterns as a basis for assigning and distributing the net new 
project trips throughout the network 

• Analyzing average vehicular speeds. 
 

Volume to Capacity Ratio (V/C) Measurements 
2035 Baseline V/C ratios for the study intersections were referenced from Eastgate Transportation 
Study. The V/C was calculated using the methodologies defined in the Highway Capacity Manual 
(HCM) using Synchro 10.0. 
 
Study Area 
The study area consisted of 4 study intersections analyzed for V/C and 2 corridors analyzed for 
average vehicular travel speeds. The corridors selected were based on review of the Eastgate 
Transportation Study as well as additional consideration for key corridors that may be impacted by 
the project. Figure 2 illustrates the study area and includes the study intersections in which project 
trips are expected to impact and also overlap with the City’s VISSIM model. Additional 
intersections were included in the VISSIM model, however, due to the distribution and assignment 
of the project traffic they were not included in the summary of intersection v/c ratios. 
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Figure 2. Study Intersections 

 
Traffic Volume Forecasts 
Baseline 2035 traffic volumes at the intersections were provided from the City’s Synchro Model 
and is consistent with the volume projections in the Eastgate Transportation Study. The primary 
tool to develop the 2035 Baseline travel forecast is the Bellevue-Kirkland-Redmond (BKR) Travel 
Demand Model. Land use assumptions in the BKR model are based on the City’s adopted land 
use plans, zoning codes, and a market-based forecast of future development. Based on the 
assumptions, the Eastgate study area is projected to grow by 0.7 to 1.5 percent annually between 
2018 and 2035. In addition, the PM peak hour project trips from the Eastgate Office Rezone 
Project were included into the study area as a pipeline project and are represented in the Baseline 
2035 volumes. 
 
2035 With-Project PM Peak Hour traffic volumes were forecasted by distributing and adding 
project trips to the Baseline 2035 volumes. The project trip distribution was referenced based on 
the travel patterns found in the VISSIM model and is shown in Figure 3. 2035 Baseline and With-
Project Traffic Volumes are shown in Figure 4. 
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Figure 3. Project Trip Distribution 

 
Figure 4. 2035 PM Peak Hour Traffic Volumes 
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Traffic Operations 

The following section summarizes the impacts of the project in regard to V/C and average 
vehicular speeds along key corridors. It is important to note that the City’s 2035 Baseline synchro 
and VISSIM model included the Planned Transportation Projects outlined in Table 3 of the 
Eastgate Transportation Study but not the Recommended Traffic Congestion Reduction Projects 
found in Table ES-1. 
 
Volume to Capacity Ratio 
Table 2 summarizes the 2035 baseline V/C ratios, project trip impact, and the with-project 2035 
V/C ratios for the four study intersections. 
 

Table 2. 2035 V/C Summary 

Intersection Baseline V/C1 With Project V/C2 Delta Project Trips3 

Richards Road SE/SE Eastgate Way 0.89 0.89 0.00 19 

Factoria Blvd SE/SE 36th Street 0.94 0.95 0.01 12 

150th Ave SE/SE Eastgate Way 1.15 1.15 0.00 5 

156th Ave SE/SE Eastgate Way 0.67 0.67 0.00 3 

1. Includes the V/C impact of the Eastgate Office Rezone Project on the V/C ratios found in the Eastgate Transportation Study 
2. Analyzed in Synchro using HCM 2000 methodology consistent with Eastgate Transportation Study 
3. Number of PM Peak Hour project trips impacting the intersection 

 
As shown in Table 2, the project trips would not increase any of the V/C ratios significantly based 
on the Synchro analysis at the study intersections. 
 
Average Vehicular Speeds 
Key corridors in the study area were selected to analyze the project impact on average vehicular 
speed along the corridors. VISSIM 11.0 was used to analyze the speeds. Table 3 summarizes the 
average vehicular speeds for the baseline and with project scenarios. 
 

Table 3. 2035 Average Vehicular Speeds 

Corridor Direction Distance 
2035 

Baseline1 

2035 With-
Project2 Delta % Change 

148th Ave between SE 24th St and 
Newport Way 

SB 1.2 miles 5.3 mph 5.6 mph 0.3 mph +5% 

NB 1.2 miles 15.0 mph 14.3 mph -0.7 mph -5% 

Richards Road between SE 26th St and 
SE 38th St 

SB 0.77 miles 4.0 mph 3.8 mph -0.2 mph -4% 

NB 0.77 miles 17.4 mph 17.5 mph 0.1 mph +0.6% 

1. Average vehicular speed observed in the Eastgate Office Rezone analysis during the PM peak hour 
2. Average vehicular speed observed in the 2035 With Project VISSIM Model during the PM peak hour  

 
As seen in Table 3, the highest impact of the project may occur on 148th Avenue in the 
northbound direction with a reduction of 0.7 mph on average. Overall, the differences observed in 
the VISSIM simulation for average vehicular speeds are generally minimal around 0.5 or less mph 
changes. 

Key Findings 

 

• The project is anticipated to generate 48 net new PM Peak hour trips 

• None of the study intersections were found to have significant changes in measured V/C 
ratios as a result of the project trips. 
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• The highest impact on vehicular speeds would occur on 148th Avenue in the northbound 
direction. Changes in travel speed would be minimal, between 0 – 0.7 mph for the studied 
corridors. 

• The analysis was based on a reasonable worst-case density assuming 250 market rate 
residential units. The results of the traffic analysis show that additional capacity would 
exist in the system should trips increase. Further concurrency and SEPA reviews of the 
project will affirm the level of impacts of the project and identify any required mitigation. 
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